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DATE: July 14, 2017 

TO: Board of County Commissioners 

FROM: Kelly Mullin, Planner, Planning and Building Division, 
Community Services Department, 328-3608, kmullin@washoecounty.us  

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

SUBJECT: Master Plan Amendment Case Number WMPA17-0001 – (1) To 
acknowledge receipt of the Planning Commission’s report regarding the 
Board of County Commissioners’ action on May 23, 2017 to reverse the 
Planning Commission’s action of April 4, 2017 to deny WMPA17-0001; 
and (2) For  possible action, public hearing and discussion to adopt an 
amendment to the Washoe County Master Plan, Spanish Springs Area 
Plan to amend the text within Table C-3, Allowed Uses (Commercial Use 
Types) in the Spanish Springs Area Plan to allow “Storage of Operable 
Vehicles” (including RV storage) in the Neighborhood Commercial (NC) 
regulatory zone, subject to the issuance of a Board of Adjustment 
approved special use permit. If the applicant’s request is approved, staff 
recommends: (1) that the Personal Storage Guidelines of Appendix A of 
the Spanish Springs Area Plan (Western Theme Design Guidelines) also 
be updated to reflect the allowance of the Storage of Operable Vehicles 
commercial use type in the NC Regulatory Zone; and (2) clarifying that 
these design guidelines are applicable to this commercial use type 
throughout the NC Regulatory Zone in the Spanish Springs planning 
area. If adopted, amendments will be effective if and when the Regional 
Planning Commission finds that the amendment conforms to the Truckee 
Meadows Regional Plan. 

The request potentially impacts all properties with the NC regulatory 
zone within the boundaries of the Spanish Springs planning area. The 
Manke Family Trust is the applicant. (Commission District 4.) 
 

 

SUMMARY 
The applicant is seeking to amend text within the Spanish Springs Area Plan to allow for 
the storage of operable vehicles (including RV storage) within the Neighborhood 
Commercial (NC) regulatory zone, subject to the issuance of a special use permit 
approved by the Washoe County Board of Adjustment. 
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The Planning Commission (PC) denied this request. That denial was subsequently 
appealed to the Board of County Commissioners (Board), who overturned the denial and 
sent the item back to the PC for the report required by State Law and County Code. The 
PC created a report by providing comments on the Board’s action, and those comments 
are incorporated within this staff report. The Board is now asked to review and either 
approve or deny the amendment request. 

Washoe County Strategic Objective supported by this item: Stewardship of our community. 

PREVIOUS ACTION 
February 8, 2017 Neighborhood Meeting. Approximately 30 residents attended this 
meeting to learn about the proposed amendment. Several topics of concern were voiced 
by attendees, as summarized in previous staff reports for this item (see Attachment B.) 

April 4, 2017 Planning Commission Meeting. The PC voted unanimously to deny the 
amendment request. Members of the PC noted that the required findings for approval 
could not be made – specifically, those related to consistency with the Master Plan, 
compatible land uses, a response to changed conditions, and desired pattern of growth. 

May 23, 2017 Board of County Commissioners Meeting. On appeal, the Board voted 4-1 
(Hartung opposed) to reverse the PC’s denial, remanding WMPA17-0001 back to the PC 
for a required report. The Board indicated the amendment request was appropriate and 
that the necessary findings could be made to approve the amendment. 

July 5, 2017 Planning Commission Meeting. After conducting a public hearing, taking 
public testimony and discussing the Board’s action to overturn the PC’s denial, the PC 
voted to provide a report to the Board in the form of individual comments made on the 
record. Those comments are detailed below. 
 
BACKGROUND 
The storage of operable vehicles (including RV storage) is currently not an allowed use 
within the NC regulatory zone in the Spanish Springs planning area. The applicant is 
seeking to amend the Spanish Springs Area Plan so that the use may be allowed in the 
NC regulatory zone, subject to the issuance of a special use permit approved by the Board 
of Adjustment.  

Pursuant to State Law (NRS 278.220) and Washoe County Code Section 
110.820.30(c)(3), the Board of County Commissioners may not approve a Master Plan 
amendment request unless the PC has either recommended approval of the request or has 
provided a report back to the Board. When the Board reversed the PC’s initial denial of 
this amendment request, they sent it back to the PC for a report. On July 5, 2017, the PC 
provided comments on the Board’s action, as summarized below and which constitute the 
PC’s report: 

Vice-Chair Larry Chesney stated that the affected areas are within the future growth 
hub for Spanish Springs and that it would be irresponsible to revise the Master Plan 
for one applicant. Changes should be made during an overall Master Plan update 
process. The previous Planning Commission meeting had a significant amount of 
good public comment from community members who were against the proposal. 
There is plenty of Industrial regulatory zoning in Spanish Springs, and the proposed 
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use should stay there. Spanish Springs is lacking in types of businesses that belong in 
Neighborhood Commercial, such as dentists, doctors, etc. 

Commissioner Michael Lawson stated that he was not part of the Planning 
Commission at the time the original decision was made, but that he supports the PC’s 
action. 

Commissioner Philip Horan stated that he respects the authority of the Board of 
County Commissioners, but he believes the PC did a thorough review and supports 
the original decision to deny the request. 

Chair James Barnes stated that he believes the original decision was right, and that 
there has been no reason given to change that decision. 

Commissioner Sarah Chvilicek stated she supports the PC’s original decision. She 
stated that the Spanish Springs Area Plan has special text, and that Table C-3 was 
written by the community as originally intended. 

Commissioner Francine Donshick stated that she stands by the PC’s original 
decision –that the use not being allowed was neither an oversight nor an error – it 
was a determination of the community. 

Commissioner Thomas Bruce stated that he is new to the PC, but is in agreement with 
its action, and that no new information has been presented to prove otherwise. 

The Board is now asked to review the record and either approve or deny the amendment 
request. Attachment B contains the full record of the various staff reports that have been 
written to date for this request, along with draft minutes of the hearings on those items, 
and the original application materials. 

FISCAL IMPACT 
No fiscal impact. 

RECOMMENDATION 
It is recommended that the Board review the record, acknowledge receipt of the Planning 
Commission’s report, and determine whether or not the appropriate findings can be made 
to adopt an amendment to the Washoe County Master Plan, Spanish Springs Area Plan to 
amend the text within Table C-3, Allowed Uses (Commercial Use Types) in the Spanish 
Springs Area Plan to allow “Storage of Operable Vehicles” (including RV storage) in the 
Neighborhood Commercial (NC) regulatory zone, subject to the issuance of a Board of 
Adjustment approved special use permit. If the applicant’s request is approved, staff 
recommends: (1) the Personal Storage Guidelines of Appendix A of the Spanish Springs 
Area Plan (Western Theme Design Guidelines) also be updated to reflect the allowance 
of the Storage of Operable Vehicles commercial use type in the NC Regulatory Zone; and 
(2) clarifying that these design guidelines are applicable to this commercial use type 
throughout the NC Regulatory Zone in the Spanish Springs planning area. 
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POSSIBLE MOTIONS 
Two possible motion options are provided, depending on whether the Board chooses to 
approve or deny the amendment request. 

Approve 
Should the Board wish to approve the amendment, a possible motion would be:   

“Having made the required findings from WCC Section 110.820.15(d) and Spanish 
Springs Area Plan Policy SS.17.1, I move that the Board acknowledge receipt of the 
Planning Commission’s report and approve an amendment to the Washoe County 
Master Plan, Spanish Springs Area Plan to amend the text within Table C-3, Allowed 
Uses (Commercial Use Types) in the Spanish Springs Area Plan to allow “Storage of 
Operable Vehicles” (including RV storage) in the Neighborhood Commercial (NC) 
regulatory zone, subject to the issuance of a Board of Adjustment approved special 
use permit. This includes staff’s recommendation that: (1) the Personal Storage 
Guidelines of Appendix A of the Spanish Springs Area Plan (Western Theme Design 
Guidelines) also be updated to reflect the allowance of the Storage of Operable 
Vehicles commercial use type in the NC Regulatory Zone; and (2) clarifying that 
these design guidelines are applicable to this commercial use type throughout the NC 
Regulatory Zone in the Spanish Springs planning area. 
 
“I further move to authorize the Chair to sign the Resolution to adopt the amendments 
to the Spanish Springs Master Plan Map after a determination of conformance with 
the Truckee Meadows Regional Plan by the Truckee Meadows Regional Planning 
Commission.” 
 
Washoe County Code Section 110.820.15(d) Master Plan Amendment Findings 
[3 of the following 5 findings must be met] 
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. Availability of Facilities. There are or are planned to be adequate transportation, 
recreation, utility, and other facilities to accommodate the uses and densities 
permitted by the proposed Master Plan designation. 

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

Spanish Springs Area Plan Findings - Policy SS.17.1 (a part of the Master Plan) 
[all of the following findings must be met] 
a. The amendment will further implement and preserve the Vision and Character 

Statement. 
b. The amendment conforms to all applicable policies of the Spanish Springs Area 

Plan and the Washoe County Master Plan. 
c. The amendment will not conflict with the public’s health, safety or welfare. 

Deny 
Should the Board wish to deny the amendment, a possible motion would be: 

“I move that the Board acknowledge receipt of the Planning Commission’s report and 
deny Master Plan Amendment Case WMPA17-0001, being unable to make the 
required findings required for approval. Specifically, the following findings cannot be 
made [list findings from above that cannot be made, and identify reasons those findings 
cannot be made.]” 

 

Attachments: 

A. Master Plan Amendment resolution 

B. Planning Commission Staff Report from meeting of July 5, 2017 

C. Public Comment Addendum to Planning Commission Staff report from meeting 
of July 5, 2017 

 

 

xc: Applicant: Manke Family Trust, Attn: William Manke, 2500 Longley Ln, 
Reno, NV 89502 

 Representatives: Wood Rodgers, Attn: Derek Kirkland, 1361 Corporate Blvd., Reno, 
NV 89502 



Attachment A 

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

Reno, Nevada 89520 
(775) 328-2005 

 
RESOLUTION 

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN, 
SPANISH SPRINGS AREA PLAN (WMPA17-0001) 

  
WHEREAS, the Manke Family Trust applied to the Washoe County Planning Commission to 

amend the text within Table C-3, Allowed Uses (Commercial Use Types) in the Spanish Springs 
Area Plan to allow “Storage of Operable Vehicles” (including RV storage) in the Neighborhood 
Commercial (NC) regulatory zone, subject to the issuance of a Board of Adjustment approved 
special use permit; 

WHEREAS, On April 4, 2017, the Washoe County Planning Commission denied Master Plan 
Amendment Case No. WMPA17-0001;  

WHEREAS, The applicant appealed that denial to the Board of County Commissioners, and 
on May 23, 2017, the Board held a duly noticed public hearing, reversed the decision of the 
Planning Commission and sent the item back to the Planning Commission for a report; 

WHEREAS, upon receiving the Planning Commission’s report and holding a subsequent 
public hearing on August 8, 2017, this Board voted ________ to adopt the proposed amendment, 
with additional minor changes as recommended by staff, having made the relevant findings for 
approval;  

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

NOW THEREFORE BE IT RESOLVED, 

That this Board of County Commissioners does hereby ADOPT the amendment to the 
Spanish Springs Area Plan (Case No. WMPA17-0001), as set forth in Attachment 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 8th day of August 2017, to be effective only as stated above.  

 

 WASHOE COUNTY COMMISSION 
  
 ___________________________________ 
 Chair 
 
ATTEST: 
 
 
______________________________________ 
Nancy Parent, County Clerk 
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Subject: 

Applicant:   

Agenda Item Number: 

Summary: 

Recommendation: 

Prepared by: 

Report to Washoe County Board of Commissioners on Master 
Plan Amendment Case Number WMPA17-0001 

Manke Family Trust 

8A 

Discussion and possible action to send a report to the Washoe 
County Board of Commissioners on their action to reverse the 
Planning Commission’s denial of WMPA17-0001 

Send a report to the Washoe County Board of Commissioners 

Kelly Mullin, Planner 
Washoe County Community Services Department 
Division of Planning and Development 
775.328.3608 
kmullin@washoecounty.us  

Description  
Master Plan Amendment Case Number WMPA17-0001 – For possible action and discussion 
to send a report to the Washoe County Board of Commissioners regarding their action to 
reverse the Planning Commission’s original denial regarding a text amendment to Table C-3, 
Allowed Uses (Commercial Use Types) in the Spanish Springs Area Plan to allow “Storage of 
Operable Vehicles” in the Neighborhood Commercial (NC) Regulatory Zone, subject to the 
issuance of a Board of Adjustment approved Special Use Permit. If the applicant’s request is 
approved, staff recommends that (1) the Personal Storage Guidelines of Appendix A of the 
Spanish Springs Area Plan (Western Theme Design Guidelines) also be updated to reflect 
the allowance of the Storage of Operable Vehicles commercial use type in the NC Regulatory 
Zone; and (2) to clarify that these design guidelines are applicable to this commercial use 
type throughout the NC Regulatory Zone in the Spanish Springs planning area. 

• Applicant: Manke Family Trust 

• Consultant: Wood Rodgers, Inc. 

• Locations: Properties with a Neighborhood Commercial Regulatory Zone 
within the boundaries of the Spanish Springs Area Plan 

• Area Plan: Spanish Springs 

• Citizen Advisory Board: Spanish Springs

• Development Code: Authorized in Article 820, Amendment of Master Plan 

• Commission District: 4 – Commissioner Hartung 

WMPA17-0001 
TEXT AMENDMENT

Attachment B
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Summary 

Master Plan Amendment Case Number WMPA17-0001 seeks a text amendment to Table C-3, 
Allowed Uses (Commercial Use Types) in the Spanish Springs Area Plan to allow “Storage of 
Operable Vehicles” in the Neighborhood Commercial (NC) Regulatory Zone, subject to the 
issuance of a Board of Adjustment approved Special Use Permit. 

The Planning Commission denied the request at their April 4, 2017 hearing. The denial was 
subsequently appealed by the applicant’s representative to the Washoe County Board of 
Commissioners (Board). On May 23, 2017, the Board upheld the appeal and reversed the 
Planning Commission’s denial, sending the case back to the Planning Commission for a report 
as required by Nevada Revised Statutes (NRS) and Washoe County Code (WCC). 

Background 

May 23, 2017 Board of County Commissioners Meeting. After conducting a public hearing, 
taking testimony and discussing the proposed Master Plan amendment, the Board upheld the 
appeal and reversed the denial of the Planning Commission, remanding WMPA17-0001 back to 
the Planning Commission for a report. This action was taken with a vote of four in favor, one 
opposed (Commissioner Hartung dissenting). 

Draft minutes of the Board’s May 23, 2017 are not yet available. However, a video of the 
meeting can be viewed at http://bit.ly/2qXQ6UI. The hearing for this appeal (agenda item #24) 
begins at approximately 01:37:15 into the recording. 

During discussion of the appeal, the Board noted they believed the Master Plan amendment 
request to be appropriate and had a different interpretation of the relevant findings for approval 
than the Planning Commission. Board members stressed the importance of the process 
required to obtain a special use permit as part of any future applications for a storage of 
operable vehicles use type, and how such requests are subject to a review that evaluates 

WMPA17-0001 
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potential impacts and considers whether or not it is appropriate to allow a specific use on a 
specific piece of property. During the motion to reverse the Planning Commission’s action, Vice-
Chair Berkbigler stated the appropriate findings could be made, including those for compatible 
land uses, a response to changed conditions, and desired pattern of growth. In his dissent, 
Commissioner Hartung indicated a concern for the amendment affecting all Neighborhood 
Commercial properties in Spanish Springs, instead of just the applicant’s property. During 
discussion of the motion, the Board voiced a desire to keep up with the changing nature of the 
community and pointed out that several allowed uses within the Neighborhood Commercial 
zone are more intense than the proposed storage of operable vehicles use type (when taking 
into consideration the process for special use permit review). 

April 4, 2017 Planning Commission Meeting. After conducting a public hearing, taking public 
testimony and discussing the proposed amendment, a motion was made by Commissioner 
Chesney and seconded by Commissioner Chvilicek to deny Master Plan Amendment Case 
Number WMPA17-0001. The motion passed unanimously. During discussion of the motion, it 
was noted that the required findings for approval could not be made – specifically, those related 
to consistency with the Master Plan, compatible land uses, a response to changed conditions, 
and the desired pattern of growth. Public comments were largely focused on topics similar to 
those discussed at the neighborhood meeting. 

February 8, 2017 Neighborhood Meeting. The Master Plan amendment was discussed at the 
neighborhood meeting, with approximately 30 residents in attendance. The following topics 
were brought up by attendees: concerns about commercial zoning adjacent to existing 
residential uses; concerns that nearby commercial zoning devalues their property; concerns that 
allowing personal storage adjacent to residential brings criminal activities; not wanting personal 
storage or storage of operable vehicles adjacent to residential uses, instead desiring them to be 
located in industrial areas; concerns that the storage of operable vehicles includes more than 
just RV parking; possibility of  additional traffic, noise and lighting; existence of a personal 
storage and storage of operable vehicle facility in Spanish Springs and need for another facility; 
comments that residents currently park RVs on their properties and on streets and therefore 
additional facilities are not needed; concerns over building a personal storage facility within 
drainage ways or areas identified for flood control; asking why storage of operable vehicles 
should be allowed in all NC regulatory zones rather than just a specific location; clarification on 
what would happen if the amendment was approved; and, attendees indicating a desire to have 
additional information prior to the neighborhood meeting.  

Planning Commission Request for Action 

The Planning Commission is requested to discuss the Board’s action and send a report back to 
the Board. The report to the Board is required pursuant to WCC Section 110.820.35: 

Section 110.820.35 Report by the Planning Commission. If a modification to a 
proposed Master Plan amendment is referred to the Commission for a report 
under NRS 278.220(4), the Commission is not required to hold a public hearing 
on the modification and shall submit a report within 90 days from the date of 

WMPA17-0001 
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referral. Failure by the Commission to submit a report within 90 days shall be 
deemed as a recommendation of approval. 

Requirements of Planning Commission’s Report 

There is no required format or contents for the report that goes to the Board. The Planning 
Commission may choose to simply make observations, recommendations, and comments on 
the findings, and/or to give collective or individual comments about the proposed amendment. 

The report is tentatively scheduled to be considered by the Board on July 11, 2017, at which 
time the Board has the ability to take final action on the Master Plan amendment application. 
Any action taken on the amendment by the Board will not become effective until reviewed by the 
Regional Planning Commission for conformance with the Truckee Meadows Regional Plan.  

Recommendation 

Staff recommends that the Planning Commission send a report to the Board regarding their 
action to reverse the Planning Commission’s denial of Master Plan Amendment Case Number 
WMPA17-0001. It is recommended that this report be framed by collectively or individually 
commenting on the action taken by the Board. 

Motion 

The following motion is provided for your consideration: 

“I move that, after giving reasoned consideration to the information contained in the staff 
report and information received during the hearing, the Washoe County Planning 
Commission provide a report to the Washoe County Board of Commissioners regarding 
Master Plan Amendment Case Number WMPA17-0001 containing the following: (insert 
appropriate comments/information).” 

xc: Applicant: Manke Family Trust, Attn: William Manke, 2500 Longley Lane, Reno, NV 
89502 

Consultant: Wood Rodgers Inc., Attn: Derek Kirkland, 1361 Corporate Blvd., Reno, 
NV 89502 
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DATE: April 28, 2017 

TO: Board of County Commissioners 

FROM: Kelly Mullin, Planner, Planning and Development Division, 
Community Services Department, 328-3608, kmullin@washoecounty.us 

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

SUBJECT: For possible action, public hearing and discussion to affirm or reverse the 
Planning Commission’s denial of Master Plan Amendment Case Number 
WMPA17-0001, an application seeking to amend the text within Table 
C-3, Allowed Uses (Commercial Use Types) in the Spanish Springs Area
Plan to allow “Storage of Operable Vehicles” (including RV storage) in
the Neighborhood Commercial regulatory zone, subject to the issuance of
a Board of Adjustment approved special use permit; and, if reversed, to
send the matter back to the Planning Commission for a report thereon
pursuant to NRS 278.220(4).

The request potentially impacts all properties with a Neighborhood 
Commercial regulatory zone within the boundaries of the Spanish 
Springs planning area. The Manke Family Trust is the applicant and 
appellant. (Commission District 4.) 

SUMMARY 

The appellant is seeking to reverse the Planning Commission’s decision on April 4, 2017 
to deny Master Plan Amendment Case Number WMPA17-0001. The initial request 
sought to change text within the Spanish Springs Area Plan to allow for the storage of 
operable vehicles (including RV storage) within the Neighborhood Commercial (NC) 
regulatory zone, subject to the issuance of a special use permit. 

The Washoe County Board of Commissioners (Board) may choose to affirm or reverse 
the Planning Commission’s denial. 

Washoe County Strategic Objective supported by this item: Stewardship of our community. 

PREVIOUS ACTION 

February 8, 2017 Neighborhood Meeting. The Master Plan Amendment (MPA) was 
discussed at the neighborhood meeting, with approximately 30 residents in attendance. 
The following topics were brought up by attendees: concerns about commercial zoning 
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adjacent to existing residential uses; concerns that nearby commercial zoning devalues 
their property; concerns that allowing personal storage adjacent to residential brings 
criminal activities; not wanting personal storage or storage of operable vehicles adjacent 
to residential uses, instead desiring them to be located in industrial areas; concerns that 
the storage of operable vehicles includes more than just RV parking; possibility of 
additional traffic, noise and lighting; existence of a personal storage and storage of 
operable vehicle facility in Spanish Springs and need for another facility; comments that 
residents currently park RVs on their properties and on streets and therefore additional 
facilities are not needed; concerns over building a personal storage facility within 
drainage ways or areas identified for flood control; asking why storage of operable 
vehicles should be allowed in all NC regulatory zones rather than just a specific location; 
clarification on what would happen if the amendment was approved; and, attendees 
indicating a desire to have additional information prior to the neighborhood meeting.  

April 4, 2017 Planning Commission Meeting. After conducting a public hearing, taking 
public testimony and discussing the proposed amendment, a motion was made by 
Commissioner Chesney and seconded by Commissioner Chvilicek to deny Master Plan 
Amendment Case Number WMPA17-0001. The motion passed unanimously. During 
discussion of the motion, it was noted that the required findings for approval could not be 
made – specifically, those related to consistency with the Master Plan, compatible land 
uses, a response to changed conditions, and the desired pattern of growth. Public 
comments were largely focused on topics similar to those discussed at the neighborhood 
meeting. (Minutes of the Planning Commission meeting are included with this staff report 
as Attachment C. The Planning Commission staff report is included as Attachment D.) 

BACKGROUND 

The storage of operable vehicles (including RV storage) is currently not an allowed use 
within the NC regulatory zone within the Spanish Springs planning area, pursuant to 
Table C-3, Allowed Uses (Commercial Use Types), adopted as part of the Spanish 
Springs Area Plan. The applicant is seeking to amend the Spanish Springs Area Plan so 
that the use may be allowed in the NC regulatory zone, subject to the issuance of a 
special use permit approved by the Board of Adjustment. The request potentially impacts 
all properties in the NC regulatory zone within the boundaries of the Spanish Springs 
Area Plan. 

Within the Spanish Springs Area Plan, there are approximately 148 acres of NC 
regulatory zoning, and all of it is located immediately adjacent to or just off of Pyramid 
Highway (see map on following page). The majority of the NC regulatory zoning – over 
97 acres – is located at the intersection of Pyramid Hwy and Eagle Canyon Dr. There are 
also ±36.4 acres of NC regulatory zoning along the east side of Pyramid Hwy at Calle de 
la Plata and another ±14.5 acres at Pyramid Hwy and Horizon View Ave.  
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 Vicinity Map 
(All areas of Neighborhood Commercial zoning within the 

Spanish Springs Area Plan are identified in pink on this map) 
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The Planning Commission held a public hearing to consider the proposed Master Plan 
amendment April 4, 2017. The proposal was recommended for approval by staff but 
denied by unanimous vote of the Planning Commission. 

The Planning Commission discussed concerns regarding the applicant’s specific property, 
as well as establishing this type of use across all NC properties in Spanish Springs at the 
request of a specific property owner. The Commission also indicated that the entries 
within the Area Plan’s current use table were deliberate and that the storage of operable 
vehicles use type (including RV storage) was not considered appropriate for the NC 
regulatory zone. At the conclusion of the public hearing, the Planning Commission 
determined that the amendment did not meet the required findings from WCC Section 
110.820.15(d). Below are the findings the Planning Commission indicated could not be 
met, and their stated reasoning for being unable to make those findings.  

1. Consistency with Master Plan.  The proposed Master Plan amendment is not in
substantial compliance with the policies and action programs of the Washoe County
Master Plan, specifically the Spanish Springs Area plan. The Area Plan’s exclusion
of the storage of operable vehicles use type from the NC regulatory zone was
believed to be a deliberate action and this amendment is not consistent with that
policy;

2. Compatible Land Uses. The proposed amendment will not provide for land uses
compatible with existing or planned adjacent land uses, because the storage of
operable vehicles (including RV storage) is not an allowed use.

3. Response to Changed Conditions.  The proposed Master Plan amendment does not
respond to changed conditions, in that there are other options available to the
community for personal and RV storage; and,

5. Desired Pattern of Growth. The proposed amendment does not fit with the desired
growth pattern. 

The applicant has appealed the Planning Commission’s action to deny the initial request, 
and has asked the Board to overturn that action. The full appeal is provided as 
Attachment A. In part, the appellant states:  

“It is the applicant’s opinion that the Planning Commission made their decision in 
error, and did not fully consider the Findings as required in 110.820.15(d) prior to 
making their decision. Washoe County Staff outlined the Findings and their ability to 
make those Findings in great detail in their Staff Report to the Planning Commission, 
recommending approval. [Attachment A] is an appeal of the Planning Commission 
decision to deny the Spanish Springs Area Plan Text Amendment (WMPA17-0001) 
on April 4, 2017 with regard to Findings 1, 2, 3, and 5 specifically.” 

FISCAL IMPACT 
No fiscal impact. 

RECOMMENDATION 
It is recommended the Board affirm the Planning Commission’s denial of Master Plan 
Amendment Case WMPA17-0001. 
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POSSIBLE MOTIONS 

Two possible motion options are provided, depending on whether the Board chooses to 
affirm or reverse the Planning Commission’s denial of Master Plan Amendment Case 
WMPA17-0001. 

Affirm 
Should the Board agree with the Planning Commission’s action, a possible motion would be:  

“Move to deny the appeal and affirm the decision of the Planning Commission to 
deny Master Plan Amendment Case WMPA17-0001.” 

Reverse 
Should the Board disagree with the Planning Commission’s action and wish to reverse 
the denial of Master Plan Amendment Case WMPA17-0001 and send it back to the 
Planning Commission for a report*, a possible motion would be: 

“Move to reverse the Planning Commission’s decision to deny Master Plan 
Amendment Case WMPA17-0001 and send the matter back to the Planning 
Commission for a report. This action is based on the Board’s review of the written 
materials and oral testimony at the public hearing, and the Board’s interpretation of the 
relevant findings.” 

*Note:  Prior to the Board approving a Master Plan amendment that the Planning
Commission has denied, WCC Section 110.820.25(h) and NRS 278.220(4) require 
the Board first send the proposed amendment back to the Planning Commission 
for a report, along with any modifications desired by the Board. 

Attachments: 

A. Appeal application

B. Action Order for Master Plan Amendment Case WMPA17-0001

C. Minutes of April 4, 2017 Planning Commission meeting

D. Staff report for Master Plan Amendment Case WMPA17-0001

xc: Appellant/Applicant: Manke Family Trust, Attn: William Manke, 2500 Longley 
Lane, Reno, NV 89502 

Representatives: Wood Rodgers Inc., Attn: Derek Kirkland, 1361 Corporate 
Blvd., Reno, NV 89502 
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April 19, 2017 

EXHIBIT A 

APPEAL OF PLANNING COMMISSION DECISION ON APRIL 4, 2017 WITH REGARD TO MASTER PLAN 
AMENDMENT FINDINGS 1, 2, 3, AND 5 ASSOCIATED WITH WMPA17-0001 (SPANISH SPRINGS AREA PLAN 
TEXT AMENDMENT) 

On April 4, 2017 the Washoe County Planning Commission was asked to review a text amendment to 
the Spanish Springs Area Plan to amend Table C-3 to allow “Storage of Operable Vehicles” in the 
Neighborhood Commercial (NC) regulatory zone with a Board of Adjustment approved Special Use 
Permit.  The Planning Commission Staff Report, dated March 20, 2017, recommended approval based 
on Staff’s ability to make the required Findings for a Master Plan Amendment with the exception of 
Finding 6 as there are no Military installations associated with the proposed Amendment. Comments 
received by the public in regards to the amendment were primarily related to specific project elements 
that are outlined by the Personal Storage Guidelines, and would also be addressed through the Special 
Use Permit process.  Other comments included opposition to storage facilities and commercial uses in 
general, both of which are allowed in the SSAP NC zones and would not be further impacted by the 
proposed amendment. Following the public comment, the Planning Commission made a motion for 
denial without identifying specific findings for denial.  Washoe County Staff reminded the Planning 
Commission that a recommendation of denial would need to be made based on an inability to make the 
Findings as required by Washoe County Code Section 110.820.15(d), and the specific Finding(s) that 
could not be made needed to be stated for the record.  After several minutes of discussion the Planning 
Commission broadly indicated that they could not make Findings 1, 2, 3 and 5.   

It is the applicant’s opinion that the Planning Commission made their decision in error, and did not fully 
consider the Findings as required in 110.820.15(d) prior to making their decision.  Washoe County Staff 
outlined the Findings and their ability to make those Findings in great detail in their Staff Report to the 
Planning Commission, recommending approval.  The following is an appeal of the Planning Commission 
decision to deny the Spanish Springs Area Plan Text Amendment (WMPA17-0001) on April 4, 2017 with 
regard to Findings 1, 2, 3, and 5 specifically. 

 Master Plan Amendment Finding 1 – Consistency with Master Plan:

The applicant finds the proposed amendment to be in substantial compliance with the policies
and action programs of the Master Plan, as did the Planning Commission Staff Report prepared
by Washoe County Staff March 20, 2017.  The Spanish Springs Area Plan (SSAP) Table C-3
(Appendix C of the SSAP) currently allows “Personal Storage” facilities within Neighborhood
Commercial (NC) regulatory zones in Spanish Springs.  “Storage of Operable Vehicles” or RV
storage is commonly associated within “Personal Storage” facilities and should not be
considered different than the Personal Storage facilities that are currently allowed in the NC
zone.
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In addition to being an allowed use, the SSAP provides “Personal Storage Guidelines for NC 
zones” (Appendix A of the SSAP) which includes design guidelines for “storage structures and RV 
awnings”.  The Personal Storage Guidelines for NC within the SSAP provide architectural 
requirements, fencing and wall requirements, lighting requirements, setback requirements, and 
landscape requirements.  These requirements, already provided in the SSAP, will continue to 
apply with the addition of “Storage of Operable Vehicles” or RV storage.  Furthermore, the 
proposed text amendment to allow “Storage of Operable Vehicles” will require a Board of 
Adjustment approved Special Use Permit, which ensures “Storage of Operable Vehicles” projects 
meet the SSAP Personal Storage Guidelines for NC zones and provide an opportunity for the 
surrounding community to comment on projects. 

 Master Plan Amendment Finding 2 - Compatible Land Uses:

The text amendment proposes to allow “Storage of Operable Vehicles” or RV storage with a
Board of Adjustment approved Special Use Permit, requiring any future projects to go through a
public review process, within NC regulatory zones.  As described above in Finding 1, “Personal
Storage” facilities are an allowed use in the NC regulatory zones, and can go straight to building
permit with no public review process.  It is common, and appropriate, to have RV storage or
“Storage of Operable Vehicles” included within a “Personal Storage” facility as they are
essentially the same use.

In addition to storage uses allowed in NC, there are multiple auto oriented commercial uses
allowed in the NC regulatory zone (straight to building permit, no public review process
required) within the SSAP. These include, but are not limited to, Auto Repair Stations, Car
Washes, and Gasoline Sales and Service Stations.  All of these uses would have much more of an
impact to the surrounding area compared to “Personal Storage” or “Storage of Operable
Vehicles” including taller building heights, increased lighting, much higher traffic generators
than a storage facility, architectural standards, less security, etc.  Unlike the other allowed uses,
“Personal Storage” has its own set of Guidelines.  “Storage of Operable Vehicles” or RV storage
is currently identified within those Guidelines, and would continue to be included if the
proposed text amendment were approved.

As outlined in the SSAP Personal Storage Guidelines (SSAP Appendix A), in addition to setbacks,
landscaping, and architectural requirements, new facilities shall also consider the following
requirements:

• Building height requirements including “Storage structures and RV awnings are limited
to one story and an 18-foot max building height”

• Screening requirements including, “facilities must be screened with an 8 to 10 foot tall
solid and decorative wall”

• Lighting requirements, including “Pole lights and standards within storage areas are not
permitted. Lighting in these areas is restricted to building mounted lights”

Not only do the SSAP Personal Storage Guidelines already include standards for RV storage, they 
have a very strict set of design criteria that ensure “Personal Storage” facilities are well screened 
(i.e. – 8 to 10 foot tall decorative walls) reducing impacts on the surrounding areas. Storing RVs 
within this type of facility will not negatively impact the surrounding area any more than what is 
currently allowed with a “Personal Storage” facility.   
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 Master Plan Amendment Finding 3 – Response to Changed Conditions

Regional housing trends point to a need for smaller residential lot sizes.  Common open space
developments and smaller residential lot sizes within the SSAP, and surrounding area, typically
do not allow for RV storage within property owner driveways or yard space.  Although some
residents have the ability to store an RV on their property, others do not and prefer to store
them within a secure storage facility.  It is common practice for RV storage and mini storage, or
“Personal Storage” to occur within the same facility.  These facilities exist throughout the Reno-
Sparks region, including within Washoe County.  As noted previously, Personal Storage facilities
located within the SSAP have very strict design criteria, including screening, which makes them
an ideal location for including RV storage.

The proposed text amendment will also remove an inconsistency between Table C-3 and the
Personal Storage Guidelines, and will only allow “Storage of Operable Vehicles” with a Board of
Adjustment approved Special Use Permit.  This will ensure that any proposed project goes
through a public review process and is looked at for its ability to meet the design criteria and
appropriateness on a project by project basis.

 Master Plan Amendment Finding 5 – Desired Pattern of Growth

Storage facilities are currently an allowed use within the SSAP NC regulatory zone (“Personal 
Storage”).  The proposed text amendment to add “Storage of Operable Vehicles” with a Special 
Use Permit is consistent with the existing “Personal Storage” use, and would provide additional, 
secured storage opportunities for the growing Spanish Springs community.   

As outlined by Staff in the Planning Commission Staff Report, the SSAP Character Statement 
reads in part, “A distinct suburban core is, and will continue to be, concentrated along the 
Pyramid Highway.  This suburban core includes a broad mix of non-residential uses together 
with residential densities of up to three dwelling units per acre.”  The proposed text amendment 
supports the SSAP Character Statement by providing opportunities for current and future 
Spanish Springs residents, who are unable or unwilling to store RVs within their property, to 
continue to own and/or purchase recreational vehicles.  Washoe County and the State of 
Nevada are known for and embrace recreation, a rapidly growing industry.  The continuing trend 
of smaller lot sizes creates the need for recreational vehicle owners to find other means for 
storage.  Mini storage or Personal Storage facilities are ideal as they typically offer a range of 
storage alternatives for RVs including covered areas, garage space, and secure storage.  Users of 
the storage facilities prefer these to be located conveniently near their subdivision for a quick, 
easy pick up before a recreation outing.  

The proposed amendment does not change the fact that “Personal Storage” facilities are an allowed use 
within the SSAP NC regulatory zone.  The proposed amendment simply allows “Storage of Operable 
Vehicles” to occur within the walls of a Personal Storage facility upon an approved Special Use Permit 
through the Board of Adjustment.  The Special Use Permit provides an opportunity for the Spanish 
Springs Community to provide input on Storage facilities in the NC regulatory zone if they will include RV 
parking, an opportunity they currently don’t have. 
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STAFF NOTE:
The following minutes will be amended to reflect the 
following corrections on page 6 (of 12): paragraph 2, line 
5, and paragraph 3, line 3: "was not" will be replaced with 
"is." These corrections will be submitted to the Planning 
Commission for review on June 6, 2017.

Attachment C
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Planning Commission Staff Report 
Meeting Date:  April 4, 2017 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/comdev 

Subject: Master Plan Amendment Case Number WMPA17-0001 

Applicant:  Manke Family Trust 

Agenda Item Number: 9A 

Summary: Amend text within Table C-3 of the Spanish Springs Area Plan to 
allow for “Storage of Operable Vehicles” in the Neighborhood 
Commercial (NC) Regulatory Zone with a Board of Adjustment 
approved Special Use Permit. 

Recommendation: Adopt the recommended Master Plan amendment and 
authorize the Chair to sign the attached resolution  

Prepared by: Kelly Mullin, Planner  
Washoe County Community Services Department 
Planning and Development Division 
775.328.3608 
kmullin@washoecounty.us 

Description 
Master Plan Amendment Case Number WMPA17-0001 – For possible action, hearing, and 
discussion to approve a text amendment to Table C-3, Allowed Uses (Commercial Use Types) 
in the Spanish Springs Area Plan to allow “Storage of Operable Vehicles” in the Neighborhood 
Commercial (NC) Regulatory Zone, subject to the issuance of a Board of Adjustment approved 
Special Use Permit. As part of this possible action, staff recommends that (1) the Personal 
Storage Guidelines of Appendix A of the Spanish Springs Area Plan (Western Theme Design 
Guidelines) also be updated to reflect the allowance of the Storage of Operable Vehicles 
commercial use type in the NC Regulatory Zone; and (2) to clarify that these design guidelines 
are applicable to this commercial use type throughout the NC Regulatory Zone in the Spanish 
Springs planning area. 

• Applicant: Manke Family Trust 

• Consultant: Wood Rodgers, Inc. 

• Locations: Properties with a Neighborhood Commercial Regulatory Zone 
within the boundaries of the Spanish Springs Area Plan 

• Area Plan: Spanish Springs 

• Citizen Advisory Board: Spanish Springs

• Development Code: Authorized in Article 820, Amendment of Master Plan 

• Commission District: 4 – Commissioner Hartung 
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Explanation of a Master Plan Amendment 
The purpose of a Master Plan Amendment application is to provide a method of review for 
requests to amend the Master Plan. The Master Plan guides growth and development in the 
unincorporated areas of Washoe County, and consists of three volumes. By establishing goals 
and implementing those goals through policies and action programs, the Master Plan addresses 
issues and concerns both countywide and within each community.  Master Plan amendments 
ensure that the Master Plan remains timely, dynamic, and responsive to community values. The 
Washoe County Master Plan can be accessed on the Washoe County website at 
www.washoecounty.us: select Departments, Planning and Development, Master Plan & Maps - 
or it may be obtained at the front desk of the Washoe County Planning & 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.  Information, policies and action programs, and maps necessary
for protection and utilization of cultural and scenic, land, water, air and other resources.

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

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

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

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

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

Volume Three of the Master Plan houses Specific Plans, Joint Plans and Community Plans that 
have been adopted by the Washoe County Board of 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 adopting a Master Plan amendment, the Planning Commission must make at least three 
of the findings as set forth in Washoe County Code (WCC) Section 110.820.15(d). If a military 
installation is required to be noticed, then an additional finding of fact pursuant to WCC Section 
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110.820.15(d)(6) is required. If there are findings relating to Master Plan amendments contained 
in the Area Plan in which the subject property is located, then the Planning Commission must 
also make all of those findings.  Adoption of a Master Plan amendment requires a 2/3 vote of 
the Planning Commission’s membership. 

The proposal to add text to Table C-3 of the Spanish Springs Area Plan would allow the storage 
of operable vehicles within the Neighborhood Commercial regulatory zone within the Spanish 
Springs planning area with the approval of a Board of Adjustment Special Use Permit. The 
added text amends the Spanish Springs Area Plan, a component of Volume Two of the Washoe 
County Master Plan. The applicant is seeking approval from the Washoe County Planning 
Commission to amend the Spanish Springs Area Plan and adopt the proposed amendments. 

WMPA17-0001 
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Vicinity Map 

(All areas of Neighborhood Commercial zoning within the  
Spanish Springs Area Plan are identified in pink on this map)  
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Character Management Map (Overall view)  
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Character Management Plan Map (Close-up view highlighting affected areas) 
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Background 
The storage of operable vehicles (ex. RV storage) is currently not an allowed use within the 
Neighborhood Commercial (NC) regulatory zone in Spanish Springs pursuant to Table C-3, 
Allowed Uses (Commercial Use Types), adopted as part of the Spanish Springs Area Plan. The 
applicant is seeking to amend the Spanish Springs Area Plan so that the use may be allowed in 
the NC regulatory zone, subject to the issuance of a special use permit approved by the 
Washoe County Board of Adjustment.  

Within the Spanish Springs Area Plan (SSAP), there are approximately ±147.93 acres of NC 
regulatory zoning, and all of it is located immediately adjacent to or just off of Pyramid Highway 
(see map on page 4). The majority of the NC regulatory zoning – over 97 acres – is located at 
the intersection of Pyramid Highway and Eagle Canyon Drive. There are also ±36.37 acres of 
NC regulatory zoning along the east side of Pyramid Highway at its intersection with Calle de la 
Plata and another ±14.5 acres at its intersection with Horizon View Avenue. A portion of the NC 
regulatory zoned parcels near the Pyramid Highway/Eagle Canyon Drive intersection have been 
developed; however, the other two areas to the north along Pyramid Highway are currently 
vacant. At this time, there are no operable vehicle storage facilities or personal storage facilities 
located on NC regulatory zoned property in Spanish Springs, although this type of use can be 
found on some Industrial regulatory zoned property to the west of Pyramid Highway. 

Within the SSAP, Table C-3,: Allowed Uses (Commercial Type Uses), currently allows the 
“Personal Storage” use type in the NC regulatory zone but does not allow the “Storage of 
Operable Vehicles” use type (see Exhibit G). Both “Personal Storage” and “Storage of Operable 
Vehicles” use types are allowed uses in the Industrial regulatory zone pursuant to Table C-3.  
Washoe County Code (WCC) Section 110.304.25 contains definitions for the Storage of 
Commercial Vehicles and the Personal Storage use types: 

(d) Automotive and Equipment.  Automotive and equipment use type refers to 
establishments or places of business primarily engaged in automotive-related or 
heavy equipment sales or services.  The following are automotive and equipment 
use types: 
(7) Storage of Operable Vehicles.  Storage of operable vehicles refers to 

storage of operable vehicles, recreational vehicles and boat trailers.  
Typical uses include storage areas within personal storage facilities and 
storage yards for commercial vehicles. 

(z) Personal Storage.  Personal storage use type refers to storage services primarily 
for personal effects and household goods within an enclosed storage area having 
individual access, but excludes workshops, hobby shops, manufacturing or 
commercial activity.  Typical uses include mini-warehouses. 

For areas outside of the Spanish Springs planning area, WCC Chapter 110, Article 302, Allowed 
Uses, regulates the storage of operable vehicles as allowed in the Industrial regulatory zone or 
with a Board of Adjustment special use permit in the General Commercial regulatory zone. 

The demand for housing in Spanish Springs continues to increase, as evidenced by ongoing 
residential development in the area. The applicant argues that “as housing types continue to 
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change to meet future housing demands, lot sizes are becoming smaller,” which may not be 
conducive to storing larger vehicles such as RV’s on personal property. The applicant further 
states, “Personal storage facilities are an ideal location for RV storage as they are typically 
screened with solid walls.” 

Personal Storage Guidelines 

All but one of the NC regulatory zoned parcels in the SSAP are subject to Appendix A, Western 
Theme Design Guidelines (see map on page 6 and Exhibit H). These guidelines provide specific 
standards for the development of Personal Storage within the NC regulatory zone. Under these 
Personal Storage Guidelines, there are a few references to RV storage (as underlined below): 

General Requirements: 1a. Storage structures and RV awnings are limited to one story 
and an 18-foot maximum building height. 

Fences and Walls: 1d. The height of the screening wall may be staggered in order to 
properly screen storage buildings or awnings. 

Architectural Guidelines: 2. Storage building roofs and awnings shall consist of 
standing seam metal. Corrugated metal is not permitted. 

Lighting Guidelines: 2. Pole lights and standards within the self-storage and RV 
storage areas are not permitted. Lighting in these areas is restricted to building 
mounted lights, which may be motion controlled or places on a timer. 

It can be inferred from the Personal Storage Guidelines above that RV Storage was anticipated 
on NC regulatory zoned properties within the SSAP, or at least within the area covered by the 
Western Theme Design Guidelines. 

The one NC-zoned parcel (APN: 534-571-02) subject to the SSAP Appendix B, Business Park 
Design Guidelines, is located at the northeast corner of Pyramid Highway and Calle de la Plata 
(see map on page 6). These Appendix B guidelines do not include specific standards for 
Personal Storage or RV storage. In order to ensure consistency in guidelines governing 
operable vehicle storage on all NC regulatory zoned parcels within Spanish Springs, staff 
proposes a footnote within Table C-3 that would require this use type to adhere to the guidelines 
for this use as identified in Appendix A. 

Analysis 
Approval of this request would potentially allow for the storage of operable vehicles on NC 
regulatory zoned parcels within the Spanish Springs planning area if a specific proposal was 
deemed appropriate and granted a special use permit by the Board of Adjustment. The general 
table of uses found under Article 302 of the Development Code would not be affected by this change. 

The applicant is requesting that Table C-3: Allowed Uses (Commercial Use Types) be revised 
as follows. Under Storage of Operable Vehicles, NC would be changed from “–“(not permitted) 
to “S2” (Board of Adjustment Special Use Permit). Staff recommends a footnote be added to 
Table C-3 to ensure that Storage of Operable Vehicle uses are subject to the Personal Storage / 
Operable Vehicle Storage Guidelines as contained in Appendix A to the Spanish Springs Area Plan. 
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Commercial Use 
Types (Section 
110.304.15) 

Residential Non-Residential 

MDS LDS LDR NC I PSP OS 
Automobile and 
Equipment 
Storage of 
Operable Vehicles 

-- -- -- --S2 (*) A -- -- 

(*) Subject to Personal Storage / Operable Vehicle Storage Guidelines in Appendix A-
Western Theme Design Guidelines 

The applicant states that justification for this request is found in the Personal Storage Guidelines 
located within Appendix A of the SSAP (see Exhibit H). As referenced on the previous page of 
this staff report, there are four instances within these Guidelines that refer to RV storage. This 
includes the Lighting Guidelines section, which explicitly states that pole lights within RV storage 
areas are not permitted. The language within the Guidelines suggests that the Area Plan 
anticipated the storage of recreational vehicles along with the personal storage use type. 

Unfortunately, the Development Code does not distinguish between storage of recreational 
vehicles, other personal vehicles and commercial vehicles. Storage of all three types would fall 
under the “storage of operable vehicles” commercial use type. Staff recognizes that although it 
might be appropriate to allow for RV storage in conjunction with a personal storage facility on a 
Neighborhood Commercial property, it may not be appropriate to allow for a commercial vehicle 
storage yard on the same parcel. Requiring a special use permit prior to allowing this type of use 
to be established would allow for a project proposal to be adequately analyzed for its potential 
impacts to surrounding properties and determine if such a use would be appropriate or not based 
on the circumstances specific to the project, the subject parcel and the surrounding neighborhood. 

If the Storage of Operable Vehicles use type is allowed with the approval of a special use 
permit, staff would like to have the special use permit application reviewed to the same 
guidelines as a Personal Storage use within the Western Theme Design Guidelines. To ensure 
that this occurs, staff requests that the Personal Storage Guidelines in Appendix A be amended 
to include the storage of operable vehicles. This will ensure that such a use meets or exceeds 
the same design standards as a personal storage facility. 

To ensure that the Guidelines are clear for both Personal Storage and Storage of Operable 
Vehicles, staff suggests the following revisions to the Personal Storage Guidelines section of 
Appendix A, Western Theme Design Guidelines, beginning on page A-20 of the document. 
Deletions are shown in strikeout and additions are shown in bold. Only the text being amended 
is listed here; the rest remains unchanged. (See Exhibit A-1 for the section’s full text.) 

Personal Storage / Operable Vehicle Storage Guidelines 

Personal storage facilities are an allowed use on those properties designated with a 
regulatory zone of Neighborhood Commercial/Office (NC/O). Storage of operable 
vehicles is an allowed use with a Board of Adjustment approved Special Use Permit 
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on those properties with a regulatory zone of Neighborhood Commercial/Office 
(NC/O). The characteristics of this type of development are such that a unique set of 
guidelines is appropriate. Photographs illustrating desirable design characteristics for this 
type of development personal storage facilities are shown in Photo A-3. 

General Requirements 

1) Building Height
a) Storage structures and RV awnings/carports are limited to one story and an

18-foot maximum building height.

Setbacks 

1) Personal storage fFacilities with frontage on Eagle Canyon Drive will observe the
25-foot buffer setback from the property line along this street frontage.

Fencing and Walls 

1) Personal storage facilities must be screened with an 8- to 10-foot tall solid and
decorative wall.
d) The height of the screening wall may be staggered in order to properly screen

storage buildings or awnings/carports.

Architectural Guidelines 

2) Storage building roofs and awnings/carports shall consist of standing seam metal.
Corrugated metal is not permitted.

Lighting Guidelines 

2) Pole lights and standards within the self-storage and RV storage areas are not
permitted. Lighting in these areas is restricted to building mounted lights, which
may be motion controlled or placed on a timer.

Required Findings for a Master Plan Amendment 
For a Master Plan Amendment to be adopted, WCC Section 110.820.15(d) requires the 
Planning Commission make all required findings contained in the area plan governing the 
property subject of the Master Plan amendment. The Commission must also make at least three 
of the following five findings of fact. No military installations were required to be noticed as a 
result of this application; therefore, the finding related to a military installation is not included. 

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

Staff Comment:  The proposal is in substantial compliance with the policies and action 
programs of the Master Plan. The SSAP’s Personal Storage Guidelines for NC 
regulatory zoning (within Appendix A) include standards for RV storage, suggesting that 
RV Storage may have been a planned use for NC regulatory zoned properties. However, 
Table C-3 (in Appendix C) does not allow for storage of RVs or other operable vehicles 
on NC regulatory zoned property, which presents an inconsistency between the two 
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appendices. This amendment would resolve that inconsistency. Future project proposals 
for RV storage or other operable vehicle storage would require a Board of Adjustment 
approved special use permit. During that review process, the specific proposal would be 
reviewed for compliance with the SSAP. 

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.

Staff Comment: Personal Storage is an allowed use in the NC regulatory zone, and it is 
common to combine RV storage with the Personal Storage use type. The SSAP’s 
Personal Storage Guidelines for NC zoning also contain standards for RV Storage, 
suggesting that such a use was considered appropriate within that regulatory zone. 
Future special use permit requests to establish operable vehicle storage on an NC-
zoned parcel would be reviewed for its appropriateness and for compatibility with 
surrounding properties at the time of application. 

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

Staff Comment: With the development of common open space subdivisions and 
smaller residential lot sizes within the Spanish Springs planning area, property owners 
may not have the yard or driveway space to store an RV or all vehicles in their 
possession. It is common practice for a mini-storage facility to include space for RV 
and other operable vehicle storage, and mini-storage facilities are an allowed use in the 
NC regulatory zone. As noted previously, this amendment would resolve the 
inconsistency between Appendices A and C of the SSAP. It would also allow additional 
RV/vehicle storage opportunities for local residents if an appropriate project was 
proposed that warranted the issuance of a special use permit. 

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

Staff Comment: Appropriate transportation, recreation, utility and other improvements 
would be implemented by the applicant at the time of future development through the 
special use permit process. 

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

Staff Comment:  The proposed text amendment will allow for the possibility of 
additional types of storage to serve the Spanish Springs community, especially as the 
suburban core along Pyramid Highway develops with common open space residential 
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subdivisions. In this way, the proposed amendment supports the desired pattern of 
growth, particularly as stated in the SSAP’s Character Statement which reads in part, 
“A distinct suburban core is, and will continue to be, concentrated along Pyramid 
Highway. This suburban core includes a broad mix of non-residential uses together 
with residential densities of up to three dwelling units per acre.” 

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

Plan Maintenance 

Goal 17:  Amendments to the Spanish Springs Area Plan will be for the purpose of 
further implementing the Vision and Character Statement, or to respond to 
new or changing circumstances. Amendments must conform to the Spanish 
Springs Vision and Character Statement. Amendments will be reviewed 
against a set of criteria and thresholds that are measures of the impact on, or 
progress toward, the Vision and Character Statement. 

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

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

Staff Comment: The Character Statement affirms that “a distinct suburban core is, and 
will continue to be, concentrated along Pyramid Highway. This suburban core includes a 
broad mix of non-residential uses together with residential densities of up to three 
dwelling units per acre.” The Character Statement further includes, “Future commercial 
land use designations will be aimed at providing services and employment opportunities 
to the local community and not the greater region.” 

Potentially allowing RV or other operable vehicle storage in the Neighborhood 
Commercial regulatory zone would provide additional storage opportunities to local 
residents as the Spanish Springs planning area grows. This may be especially useful for 
residents of clustered developments that may utilize reduced lot sizes in exchange for 
common open space to serve the neighborhood. Requiring a special use permit will 
allow for greater scrutiny on projects to ensure that the specific use is appropriate at its 
proposed location and that potential impacts can be sufficiently mitigated. 

b. The amendment conforms to all applicable policies of the Spanish Springs Area Plan 
and the Washoe County Master Plan. 
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Staff Comment: The proposed amendment conforms to all applicable policies of the 
Area Plan and Master Plan. As described previously, the amendment is consistent with 
the language of the Area Plan’s Personal Storage Guidelines that identify standards 
related to RV storage. The amendment would also resolve a potential conflict between 
the design standards in Appendix A and the table of uses in Appendix C.  

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

Staff Comment: Eventual development of a Storage of Operable Vehicles use type will 
require approval of a Board of Adjustment special use permit and appropriate building 
permits and will be required to comply with all applicable safety and health regulations. 

Neighborhood Meeting 
In accordance with the provisions of NRS 278.210.2, the applicant is required to conduct a 
neighborhood meeting prior to a Master Plan Amendment being scheduled before the Planning 
Commission. The proposed Master Plan Amendment was discussed at a neighborhood meeting 
organized by the applicant.   

NRS 278.210 requires the neighborhood meeting be noticed to a minimum of 30 separate 
property owners within a 750 foot radius nearest the area to which the proposed amendment 
pertains. The applicant mailed out 270 neighborhood meeting notices to property owners within 
750 feet of all NC regulatory zoned parcels within the SSAP. Spanish Springs Citizen Advisory 
Board members were also provided with a copy of the application and invited to provide 
comments. The meeting was held at the Spanish Springs Library on Wednesday, February 8, 
2017 at 5:30 p.m. and was noticed in accordance with NRS 278.210 and WCC Section 
110.820.20, which require notice be mailed 10 days prior to the neighborhood meeting. There 
were approximately 30 residents in attendance, plus Washoe County staff and the applicant’s 
representative.  

At the Neighborhood Meeting, the applicant made a brief presentation outlining the requested 
amendment. The following topics were brought up by the residents in attendance: concerns 
about commercial zoning adjacent to existing residential uses;, concerns that nearby 
commercial zoning devalues their property; concerns that allowing personal storage adjacent to 
residential brings criminal activities; not wanting personal storage or storage of operable 
vehicles adjacent to residential uses, instead desiring them to be located in industrial areas; 
concerns that the storage of operable vehicles includes more than just RV parking; possibility of  
additional traffic, noise and lighting; existence of a personal storage and storage of operable 
vehicle facility in Spanish Springs and need for another facility; comments that residents 
currently park RVs on their properties and on streets and therefore additional facilities are not 
needed; concerns over building a personal storage facility within drainage ways or areas 
identified for flood control; asking why storage of operable vehicles should be allowed in all NC 
regulatory zones rather than just a specific location; clarification on what would happen if the 
amendment was approved; and, attendees indicating a desire to have additional information 
prior to the neighborhood meeting. Exhibit B contains a memorandum from the applicant 
summarizing the meeting and responding to concerns voiced by attendees. 
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Public Comment 
In response to this proposal, six public comment letters were received via email and three 
comment cards were provided at the neighborhood meeting. All public comment has been 
attached as Exhibit C, where the letters can be read in full. Comments received in writing 
contain similar themes as what was voiced at the neighborhood meeting and topics of concern 
included the following: 

 Diminishing quality of life and property values. 
 Concern that allowing RV storage on commercial lots may lead to eliminating ability to 

store an RV on residential property. 
 Compatibility with the Shadow Ridge subdivision and neighborhood. 
 Compatibility with the residential lots near Calle de la Plata. 
 Preservation of views. 
 Concerns over potential effects on traffic, noise, lighting, storm drainage, crime, and 

hazardous waste. 
 Concerns over number of storage facilities needed in a particular area. 
 Preference for such uses to be west of Pyramid Highway only. 

Public Hearing Notice 
Notice for Master Plan Amendments must be given in accordance with the provisions of Nevada 
Revised Statutes 278.210. No specific real property is affected by the proposed amendments; 
rather, the amendment impacts the Neighborhood Commercial regulatory zone within the 
Spanish Springs Area Plan. Therefore, notice was provided to owners of property located within 
750 feet of Neighborhood Commercial regulatory zones within the Spanish Springs planning 
area. A legal ad was also published in the Reno Gazette-Journal on March 24, 2017. 

There are 270 property owners within 750 feet of the subject parcels that were noticed of the 
proposed Master Plan Amendment by U.S. Mail not less than 10 days before the scheduled 
Planning Commission meeting of April 4, 2017. See Exhibit E for a copy of the public noticing map.  

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

• Washoe County Community Services Department 
o Planning and Development Division 
o Engineering and Capital Projects Division 
o Parks and Open Space 

• Washoe County Health District  
o Air Quality Management Division 
o Environmental Health Services Division 

• Truckee Meadows Fire Protection District 
• Regional Transportation Commission 
• City of Sparks – Community Services Department 
• Truckee Meadows Regional Planning Agency 
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• Washoe-Storey Conservation District 

Comments were received from: 

• Regional Parks and Open Space requested that any future Storage of Operable Vehicle 
facilities adjacent to a County park be required to adhere to the Personal Storage Guidelines 
outlined in Appendix A of the Spanish Springs Area Plan (Exhibit D). 

Contact:  Dennis Troy, 775.328.2059, dtroy@washoecounty.us   

The Washoe County Engineering and Capital Projects Division, the Washoe County Health 
District and the Regional Transportation Commission indicated they reviewed the request and 
had no comments on the proposal. 

Recommendation 
It is recommended that the Washoe County Planning Commission adopt Master Plan 
Amendment Case Number WMPA17-0001 to amend the Spanish Springs Area Plan within 
Table C-3 of the Spanish Springs Area Plan to allow for “Storage of Operable Vehicles” in the 
Neighborhood Commercial (NC) Regulatory Zone with a Board of Adjustment approved Special 
Use Permit, with the additional text changes recommended by staff and identified in Exhibit A-1. 
It is further recommended that the Planning Commission adopt the resolution attached as 
Exhibit A to this staff report and authorize the Chair to sign the resolution on behalf of the 
Commission.  The following motion is provided for your consideration: 

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 Master Plan Amendment Case Number WMPA17-0001 to amend the Spanish Springs 
Area Plan within Table C-3 of the Spanish Springs Area Plan to allow for “Storage of Operable 
Vehicles” in the Neighborhood Commercial (NC) Regulatory Zone with a Board of Adjustment 
approved Special Use Permit, and to include the additional amendments identified in Exhibit A-
1, having made the following four findings in accordance with Washoe County Code Section 
110.820.15(d) and the following three findings in the Spanish Springs Area Plan. I further move 
to adopt and certify the resolution contained as Exhibit A of this staff report and the proposed 
Master Plan Amendment in WMPA17-0001 as set forth in this staff report for submission to the 
Washoe County Board of Commissioners, and authorize the chair to sign the resolution on 
behalf of the Planning Commission. 

Washoe County Code Section 110.820.15(d) 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. 
 

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

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.

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

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

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

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

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 Commissioners, in which case the outcome 
of the appeal shall be determined by that Board. 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: Manke Family Trust, Attn: William Manke, 2500 Longley Lane, Reno, NV 
89502 

Consultant: Wood Rodgers Inc., Attn: Derek Kirkland, 1361 Corporate Blvd., Reno, 
NV 89502 
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN, SPANISH 
SPRINGS AREA PLAN (WMPA17-0001), AND RECOMMENDING ITS ADOPTION TO THE 

BOARD OF COUNTY COMMISSIONERS 

Resolution Number 17-04 

WHEREAS, Master Plan Amendment Case Number WMPA17-0001 came before the Washoe 
County Planning Commission for a duly noticed public hearing on April 4, 2017; 

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

WHEREAS, the Washoe County Planning Commission has given reasoned consideration to 
the information it has received regarding the proposed master plan amendment; 

WHEREAS, the Washoe County Planning Commission has made the findings necessary to 
support adoption of this proposed master plan amendment as set forth in NRS Chapter 278, 
Washoe County Code Chapter 110, Article 820, and the Spanish Springs Area Plan as follows: 

Washoe County Code Section 110.820.15(d) 

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

Spanish Springs Area Plan Policy SS.17.1 

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

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

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

WMPA17-0001 
EXHIBIT A



 

 

NOW, THEREFORE, BE IT RESOLVED pursuant to NRS 278.210(3) that (1) the Washoe 
County Planning Commission does hereby adopt the proposed master plan amendment in 
Master Plan Amendment Case Number WMPA17-0001, comprised of the text, descriptive 
matter and other matter intended to constitute the amendment as submitted at public hearing 
noted above and included as Exhibit A-1; (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; and (3) this adoption is conditioned upon adoption by the Washoe County Board of 
Commissioners and a finding of conformance with the Truckee Meadows Regional Plan. 
 
ADOPTED on April 4, 2017 

 
 

 WASHOE COUNTY PLANNING COMMISSION 
 

   
 
 _______________________________________
 James Barnes, Planning Commission Chairman 
 
I hereby attest the Chairman’s signature and certify pursuant to NRS 278.210(6) that the 
proposed master plan document have been reviewed and approved by the Planning 
Commission as an accurate representation of the approved amendment to the Washoe County 
master plan. 
 
 
 
 
____________________________________________________ 
Carl R. Webb, Jr., AICP, Secretary to the Planning Commission 
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SECTION 1.  Within the Spanish Springs Area Plan, Appendix C, 
Table C-3: Allowed Uses (Commercial Use Types), the table Key 
and “Storage of Operable Vehicles” row are hereby amended to 
read as follows: 

Commercial Use 
Types (Section 
110.304.15) Residential Non-Residential 

MDS LDS LDR NC I PSP OS 
Automobile and 
Equipment 

Storage of Operable 
Vehicles 

-- -- -- S2 (*) A -- -- 

Key: -- = Not allowed; A = Allowed; P = Administrative Permit; PR = Park Commission Approval pursuant to 110.104.40(c); S1 = 
Planning Commission Special Use Permit; S2 = Board of Adjustment Special Use Permit; (*) Subject to Personal Storage / Operable 
Vehicle Storage Guidelines in Appendix A-Western Theme Design Guidelines

SECTION 2.  Within the Spanish Springs Area Plan, Appendix A, 
the Personal Storage Guidelines (pages A-20 through A-22) are 
hereby amended to read as follows: 

Personal Storage / Operable Vehicle Storage Guidelines 

Personal storage facilities are an allowed use on those properties with a regulatory zone of Neighborhood 
Commercial/Office (NC/O). Storage of operable vehicles is an allowed use with a Board of Adjustment 
approved Special Use Permit on those properties with a regulatory zone of Neighborhood 
Commercial/Office (NC/O). The characteristics of this type of development are such that a unique set of 
guidelines is appropriate. Photographs illustrating desirable design characteristics for personal storage 
facilities are shown in Photo A-3. 

General Requirements 

1. Building Height
a. Storage structures and awnings/carports are limited to one story and an 18-foot maximum

building height.
b. Other buildings (e.g. sales offices, caretaker’s apartment, etc.) must not exceed 35 feet in height.

2. Parking Requirements
a. Parking shall be provided in accordance with Article 410, Parking and Loading, of the Washoe

County Development Code.
b. Two additional customer parking spaces may be provided outside the screen wall at the primary

entrance to the development. These spaces must be located behind the front yard setback.

Setbacks 

1. Facilities with frontage on Eagle Canyon Drive will observe the 25-foot buffer setback from the
property line along this street frontage. This setback shall consist of a 10-foot meandering asphalt
path and landscaping in accordance with the Landscape Design Guidelines section.

2. Facilities with frontage on other public streets will observe the 15-foot setback along the street
frontage, pursuant to the provisions in the Landscape Design Guidelines section. In no case shall the
landscaping within the setback along a public street be less than 10 feet.
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3. For side and rear yards not adjacent to public streets and abutting non-residential property, the
setback may be zero (0) or 15 feet. A zero setback requires that a solid screen wall be placed on or
immediately adjacent to the property line. A 15-foot setback requires landscaping in accordance with
the Landscape Design Guidelines section.

Fencing and Walls 

1. Personal storage facilities must be screened with an 8- to 10-foot tall solid and decorative wall.
a. The wall shall be integrated into the architectural and site design.
b. The wall color must be consistent with the colors established in the Architectural Guidelines

chapter and shall be treated with an anti-graffiti coating.
c. The screen wall shall be considered a structure and must observe the setbacks identified in the

Setbacks section. Where the setback is zero (0), the wall may be placed on or immediately
adjacent to the property line.

d. The height of the screening wall may be staggered in order to properly screen storage buildings
or awnings/carports.

2. All points of ingress and egress may be gated to permit controlled access.
3. Other fencing shall be low and open split-rail style fencing that is consistent with the western theme.

Landscape Guidelines 

1. It is anticipated that the majority of the developed site will be screened behind a solid wall; therefore,
the use is not required to provide a minimum percentage of landscaping over the site.

2. Except for the driveway and where sidewalk is required, the front yard setback shall consist of
landscaping and sidewalk in accordance with the Landscape Design Guidelines section.

3. Where landscaping is required within the side and rear yard setbacks (i.e. adjacent to streets or
where the screen wall is set back 15 feet from the property line), trees shall be planted at a ratio of 1
tree per 15 linear feet of wall. Trees may be clustered for a more natural appearance (see Photo A-3).
The tree mix within the setbacks shall consist of 60 percent evergreen and 40 percent deciduous
trees. These trees may be selected from the approved list of plant materials in Table A-3.

Architectural Guidelines 

1. Exterior colors for all structures shall be subdued in tone so that site buildings are compatible with the
surrounding high desert environment. Primary colors are prohibited. Acceptable exterior colors
include tones and hues of brown, tan, beige, gray and sage green (see Photo A-3).

2. Storage building roofs and awnings/carports shall consist of standing seam metal. Corrugated metal
is not permitted.

3. Colors and materials selected for the storage buildings must be reviewed and approved by staff.
4. Any storage facility structures (e.g. sales offices, caretaker’s apartment, etc.) must be constructed

pursuant to the standards listed in the Architectural Guidelines section if located outside of the
exterior screen wall.

Lighting Guidelines 

1. Parking areas, access drives and internal vehicular circulation areas shall have sufficient illumination
for safety and security.

2. Pole lights and standards within the storage areas are not permitted. Lighting in these areas is
restricted to building mounted lights, which may be motion controlled or placed on a timer.
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3. Lighting shall be contained within the development boundaries and enclosure walls. No light spillover 
is allowed. 

4. Special lighting may be introduced to indicate entrances and identity. 
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c. Numbers, either hand painted, decal or stick-on lettering to be applied above or to the 
right of the appropriate entrance. 

d. Non-illuminated. 

Sign Type “8” Temporary Construction/Leasing Sign 

a. Subject to the provisions of the Washoe County Development Code.  

Sign Type “9” Vehicular Direction Sign 
a. Sign face colors, materials and typefaces shall compliment building architecture and 

existing signs. 

b. The use of rustic metal accents is encouraged. 

Sign Type “10” Drive-Thru Order/Menu Signs 

a. Sign Type “10” is limited to one sign per drive-thru business. 

b. Maximum sign face height is four feet.  Maximum overall sign height is six feet. 

c. Maximum sign length is eight feet. 

Personal Storage Guidelines 
Personal storage facilities are an allowed use on those properties designated Neighborhood 
Commercial/Office (NC/O).  The characteristics of this type of development are such that a 
unique set of guidelines is appropriate.  Photographs illustrating desirable design characteristics 
for this type of development are shown in Photo A-3. 

General Requirements 
1. Building Height 

a. Storage structures and RV awnings are limited to one story and an 18-foot maximum 
building height. 

b. Other buildings (e.g. sales offices, caretaker’s apartment, etc.) must not exceed 35 feet in 
height.

2. Parking Requirements 

a. Parking shall be provided in accordance with Article 410, Parking and Loading, of the 
Washoe County Development Code. 

b. Two additional customer parking spaces may be provided outside the screen wall at the 
primary entrance to the development.  These spaces must be located behind the front 
yard setback. 

Setbacks
1. Personal storage facilities with frontage on Eagle Canyon Drive will observe the 25-foot buffer 

setback from the property line along this street frontage.  This setback shall consist of a  
10-foot meandering asphalt path and landscaping in accordance with the Landscape Design 
Guidelines section. 

2. Facilities with frontage on other public streets will observe the 15-foot setback along the 
street frontage, pursuant to the provisions in the Landscape Design Guidelines section.  In no 
case shall the landscaping within the setback along a public street be less than 10 feet. 

3. For side and rear yards not adjacent to public streets and abutting non-residential property, 
the setback may be zero (0) or 15 feet.  A zero setback requires that a solid screen wall be 
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placed on or immediately adjacent to the property line.  A 15-foot setback requires 
landscaping in accordance with the Landscape Design Guidelines section. 

Fencing and Walls 
1. Personal storage facilities must be screened with an 8- to 10-foot tall solid and decorative 

wall.

a. The wall shall be integrated into the architectural and site design. 

b. The wall color must be consistent with the colors established in the Architectural 
Guidelines chapter and shall be treated with an anti-graffiti coating. 

c. The screen wall shall be considered a structure and must observe the setbacks identified 
in the Setbacks section.  Where the setback is zero (0), the wall may be placed on or 
immediately adjacent to the property line. 

d. The height of the screening wall may be staggered in order to properly screen storage 
buildings or awnings. 

2. All points of ingress and egress may be gated to permit controlled access. 

3. Other fencing shall be low and open split-rail style fencing that is consistent with the western 
theme.

Landscape Guidelines 
1. It is anticipated that the majority of the developed site will be screened behind a solid wall; 

therefore, the use is not required to provide a minimum percentage of landscaping over the 
site. 

2. Except for the driveway and where sidewalk is required, the front yard setback shall consist 
of landscaping and sidewalk in accordance with the Landscape Design Guidelines section. 

3. Where landscaping is required within the side and rear yard setbacks (i.e. adjacent to streets 
or where the screen wall is set back 15 feet from the property line), trees shall be planted at a 
ratio of 1 tree per 15 linear feet of wall.  Trees may be clustered for a more natural 
appearance (see Photo A-3).  The tree mix within the setbacks shall consist of 60 percent 
evergreen and 40 percent deciduous trees.  These trees may be selected from the approved 
list of plant materials in Table A-3. 

Architectural Guidelines 
1. Exterior colors for all structures shall be subdued in tone so that site buildings are compatible 

with the surrounding high desert environment.  Primary colors are prohibited.  Acceptable 
exterior colors include tones and hues of brown, tan, beige, gray and sage green (see Photo 
A-3).

2. Storage building roofs and awnings shall consist of standing seam metal.  Corrugated metal 
is not permitted. 

3. Colors and materials selected for the storage buildings must be reviewed and approved by 
staff. 

4. Any storage facility structures (e.g. sales offices, caretaker’s apartment, etc.) must be 
constructed pursuant to the standards listed in the Architectural Guidelines section if located 
outside of the exterior screen wall. 
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Lighting Guidelines 
1. Parking areas, access drives and internal vehicular circulation areas shall have sufficient 

illumination for safety and security. 

2. Pole lights and standards within the self-storage and RV storage areas are not permitted.  
Lighting in these areas is restricted to building mounted lights, which may be motion 
controlled or placed on a timer. 

3. Lighting shall be contained within the development boundaries and enclosure walls.  No light 
spillover is allowed. 

4. Special lighting may be introduced to indicate entrances and identity. 

Photo A-3:  Desirable Design Characteristics for Personal Storage Facilities 
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Table C-3:  Allowed Uses (Commercial Use Types) 

Commercial Use Types 
(Section 110.304.15) Residential Non-Residential

MDS LDS LDR NC I PSP OS
Administrative Offices -- -- -- A A A A 
Administrative Services A A A A 
Adult Entertainment -- -- -- -- -- -- --
Animal Sales and Services 

Commercial Kennels -- -- -- -- S1 -- --
Commercial Stables -- -- -- -- -- -- --
Grooming and Pet Stores -- -- -- A A -- -- 
Pet Cemeteries -- -- -- -- A -- -- 
Veterinary Services, Agricultural -- -- -- S1 S1 -- --
Veterinary Services, Pets -- -- -- A A -- -- 

Automobile and Equipment
Automobile Repair -- -- -- A A -- -- 
Automotive Sales and Rentals -- -- -- -- S1 -- --
Cleaning -- -- -- A A -- --
Commercial Parking -- -- -- -- S1 -- --
Equipment Repair and Sales -- -- -- -- A -- -- 
Storage of Operable Vehicles -- -- -- A -- -- 
Truck Stops -- -- -- -- -- -- --

Building Maintenance Services -- -- -- -- A -- -- 
Commercial Antennas -- -- -- -- -- -- --
Commercial Centers

Community Centers -- -- -- S1 -- -- --
Neighborhood Centers S1 S1 -- S1 -- -- --
Regional Centers -- -- -- -- -- -- --

Commercial Educational Services -- -- -- A A A -- 
Commercial Recreation

Commercial Campground 
Facilities/RV Park -- -- -- -- -- -- --

Destination Resorts -- -- -- -- -- -- --
Indoor Entertainment -- -- -- A A -- -- 
Indoor Sports and Recreation -- -- -- A A -- -- 
Limited Gaming Facilities -- -- -- A A -- -- 
Marinas -- -- -- -- -- -- --
Outdoor Entertainment -- -- -- -- -- -- --
Outdoor Sports and Recreation -- -- -- A A -- -- 
Outdoor Sports Club -- -- -- -- -- -- --
Unlimited Gaming Facilities -- -- -- -- -- -- -- 

Construction Sales and Services -- -- -- -- A -- -- 
Convention and Meeting Facilities -- -- -- -- A -- -- 
Eating and Drinking Establishments 

Convenience -- -- -- A A -- --
Full Service -- -- -- A A -- -- 

Financial Services -- -- -- A A -- -- 
Funeral and Internment Services 

Cemeteries -- -- -- -- -- -- --
Undertaking -- -- -- A A -- --

Gasoline Sales and Service Stations -- -- -- A A -- -- 
Airport/Helicopter Service

Airport/Heliport -- -- -- -- A -- --
Helistop -- -- -- -- A -- --

Liquor Sales
Off-Premises -- -- -- A A -- --
On-Premises -- -- -- -- -- -- --

Lodging Services
Bed and Breakfast Inns -- -- -- -- -- -- -- 
Hostels -- -- -- -- -- -- --
Hotels and Motels -- -- -- -- A -- -- 
Vacation Time Shares -- -- -- -- -- -- -- 

Medical Services -- -- -- A A A -- 

S2

Proposed Text Amendment 

 
WMPA17-0001 - EXHIBIT B

dkirkland
Highlight

dkirkland
Highlight



Washoe County Master Plan SPANISH SPRINGS AREA PLAN 

September 9, 2010 Page C-3 

Table C-3:  Allowed Uses (Commercial Use Types) continued  

Commercial Use Types 
(Section 110.304.15) Residential Non-Residential 

 MDS LDS LDR NC I PSP OS 
Nursery Sales        

Retail -- -- -- A A -- -- 
Wholesale -- -- -- A A -- -- 

Personal Services -- -- -- A A -- -- 
Personal Storage -- -- -- A A -- -- 
Professional Services -- -- -- A A -- -- 
Recycle Center        

Full Service Recycle Center -- -- -- -- A -- -- 
Remote Collection Facility -- -- -- -- A -- -- 
Residential Hazardous 
Substance Recycle Center -- -- -- -- S1 -- -- 

Repair Services, Consumer -- -- -- -- A -- -- 
Retail Sales        

Comparison Shopping Centers -- -- -- -- -- -- -- 
Convenience S1 -- -- A A -- -- 
Specialty Stores -- -- -- A -- -- -- 

Secondhand Sales -- -- -- -- -- -- -- 
Transportation Services -- -- -- -- -- -- -- -- 

Key: -- = Not allowed; A = Allowed; P = Administrative Permit; PR = Park Commission Approval pursuant to 
110.104.40(c); S1 = Planning Commission Special Use Permit; S2 = Board of Adjustment Special Use 
Permit.

Table C-4:  Allowed Uses (Industrial Use Types) 

Industrial Use Types 
(Section 110.304.15) Residential Non-Residential 

 MDS LDS LDR NC I PSP OS 
Custom Manufacturing -- -- -- -- A -- -- 
Energy Production -- -- -- -- -- -- -- 
General Industrial        

Heavy -- -- -- -- -- -- -- 
Intermediate -- -- -- -- A -- -- 
Limited -- -- -- -- A -- -- 

High Technology Industry -- -- -- -- A -- -- 
Inoperable Vehicle Storage -- -- -- -- -- -- -- 
Laundry Services -- -- -- A A -- -- 
Marine Operations -- -- -- -- -- -- -- 
Petroleum Gas Extraction -- -- -- -- -- -- -- 
Salvage Yards -- -- -- -- -- -- -- 
Wholesaling, Storage and 
Distribution        

Heavy -- -- -- -- P -- -- 
Light -- -- -- -- A -- -- 

Key: -- = Not allowed; A = Allowed; P = Administrative Permit; PR = Park Commission Approval pursuant to 
110.104.40(c); S1 = Planning Commission Special Use Permit; S2 = Board of Adjustment Special Use 
Permit.
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Corporate Office: 3301 C Street, Bldg. 100-B • Sacramento, CA 95816 • 916.341.7760 • Fax: 916.341.7767 
Reno Office: 1361 Corporate Boulevard, Reno, NV 89502 • 775.823.4068 • Fax: 775.823.4066 

www.woodrodgers.com 

 

 
January 26, 2017 
 
Public Notice 
 
Dear Property Owner:  
 
A request has been made for a text amendment to the Spanish Springs Area Plan Table C-3: 
Allowed Uses (Commercial Use Types) for the Neighborhood Commercial (NC) zoning district to 
allow Storage of Operable Vehicles, or RV Storage, with a special use permit.  The amendment 
is proposed to affect all property zoned NC within the Spanish Springs Area Plan, which are 
identified in the attached map.  Personal Storage facilities are an allowed use within the 
Spanish Springs Area Plan NC zoning district.  Generally, in northern Nevada Personal Storage 
facilities also typically include RV Storage.  The proposed text amendment would allow Storage 
of Operable Vehicles, or RV Storage, in the NC zoning district with a special use permit. 
 
If you are interested in learning more about the proposed text amendment, please join us for a 
neighborhood meeting on February 8, 2017. The meeting will take place from 5:30 p.m. to 6:30 
p.m. in an open house format at the Spanish Springs Library, 7100-A Pyramid Highway, Sparks, 
NV 89436. 
 
You will receive an official notification from Washoe County when the request is set for a public 
hearing.  For more information, please contact:  Derek Kirkland, Wood Rodgers, Inc. (775) 828-
7742 or dkirkland@woodrodgers.com or Joe Prutch, Washoe County, (775) 328-3627 
JPrutch@washoecounty.us 
 
Sincerely, 
Wood Rodgers, Inc. 
 
 
 
Derek Kirkland 
Senior Planner 
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From: Bennett, Steve
To: Prutch, Joe
Subject: rv storage
Date: Wednesday, February 08, 2017 10:27:03 AM

I am writing this in response to a public notice I received regarding a text amendment to the
Spanish Springs Area Plan Table C-3. I would like to register my opposition to the change.
While this might seem to be a matter of little consequence, it is just one more change among
many that is slowly diminishing the quality of life for those who have lived in the area for many
years.

The growth that has occurred over the past 15 years with the added traffic has taken the
entire area from a wonderful, quiet, peaceful place to live and turned it into a noisy, chaotic,
traffic laden mess. Our “way of life” has been impacted significantly in a negative manner.

If we allow RV storage on a commercial lot, how long will it be before somebody wants to
eliminate the RV storage we can now do on our own property. “certainly, since there is an RV
storage area in the area, eliminating residential storage would not cause any undue burden on
the homeowner” is a likely refrain that could be employed to eliminate our ability to store our
RV on our lots.

Please stop trying to turn this area into a city with all the attendant problems cities have. I
moved out here 24 years ago to get away from all that. Continue to allow storage of personal
property including RVs on residential lots. That reflects the intended “feel” of the
neighborhood. This does not.

 

Thank you

Steve Bennett

245 Nicole Dr.
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From: Karen campbell
To: Mullin, Kelly
Cc: Prutch, Joe
Subject: Re: Text Amendment to the Spanish Springs Area Plan Table C-3 Storage for Operable Vehicles, or RV Storage

with a Special Use Permit
Date: Monday, February 13, 2017 2:31:39 PM

Dear Ms. Mullin & Mr. Prutch,

My husband and I attended the meeting on February 8, 2017, and we are deeply
troubled and saddened that the entrance to our beautiful homes may have a
storage building for  RVs, boats etc.. on each side of our entrance.  We bought this
home for our retirement and the reasons were numerous:
1)  The aesthetics in our area are beautiful.  It is so calming and peaceful to drive
down Pyramid Way and see beautiful hills, mountains, ranches with livestock.
2)  We bought our home because out of every window we see beauty.
3) If this storage building (35ft high) goes in, there goes our view, our resale value will
plummet, because who wants to buy a home with RV/Boat Storage at the entrance?
 Frankly, we were told no one would build behind our homes.
4)  Crime will increase.
5) Hazardous waste will become an issue.
6) Security issues will evolve
7) Traffic will increase
8) There will be lights on 24/7, our neighborhood is quiet and reserved  Suddenly, our
neighborhood will be like living in a stadium. 

There is a sign right across the street that advertises Storage, so why put another
storage building in?  Frankly, our lots are large and our neighbors store
their boats and RVs either in backyard or in their garages. 

I understand that the owners of this commercial property owns a lot of land along
Pyramid.  Why not put it in the vacant ballpark field?  It's a better area, and good
advertising because of 4 way traffic.

Please do not give anyone permission to build a storage building in our
neighborhood.

Sincerely,
Karen and Douglas Campbell
760-889-7615
karencampbellapril@yahoo.com
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From: Andi Cook
To: Prutch, Joe; Mullin, Kelly
Subject: Spanish Springs Area Plan Table C-3
Date: Thursday, February 16, 2017 9:44:05 AM

We are writing to express our concern of the possible storage facility placement
in front of the subdivision of Shadow Ridge at Pyramid Highway and Horizon
View Dr.  Currently there is an RV & storage facility across the street which is
not at capacity.  Placing a competing facility across the street not only
diminishes the property values of the homes in Shadow Ridge, but the need is not
warranted.  The area on the western side of Pyramid Highway is already zoned
commercial which is more appropriate placement for any additional RV storage.

There is only one access to the community and additional traffic at this
intersection would make it near impossible to exit and enter the development,
especially if there are RVs trying to turn into a storage facility.  With the
addition of the Lennar homes, as well as several other proposed developments at
Calle de la Plata and just past Horizon View, traffic will be increased
significantly.  The speed limit along this stretch of Pyramid Highway is 65 mph
which will increase accidents as these RVs will not be moving at the speed limit,
especially if slowing to make a turn just before or at Horizon View.  There has
been discussion at the county for the placement of a light at Calle de la Plata for
many years due to the frequency of accidents already recorded.  Ryder Homes is
approximately halfway through development of Shadow Ridge so the potential
increase in traffic from a storage facility will truly bottleneck a one lane
highway that already handles a high volume of trucks coming and going to the
quarries, traveling north, plus the industrial park traffic.

There is also a potential for increased crime since this would draw attention to
the homes behind the proposed facility.

Please do not approve the text amendment for a storage facility to be placed in
front of the Shadow Ridge community.  Congestion, accidents, crime and
property values are all at stake and revenue from property taxes will diminish
for the county as the homeowners would be sure to argue for a reduction.

Thank you in advance for your consideration and denial of this amendment.

Sincerely,

David & Andrea Cook
Shadow Ridge/Horizon Ridge Rd
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From: Lance Iversen
To: Prutch, Joe
Cc: Mullin, Kelly
Subject: Spanish Springs Area plan table C-3
Date: Thursday, February 09, 2017 11:05:35 AM

 In Regards to the proposed storage facility in front of Shadow Ridge neighborhood
on Pyramid Highway, I'm strongly apposed for a number of reasons.

1: increased traffic next to a busy highway, 

2: Noise and lights.

3: Besides being an eye sore next to home valued at or more than $500.000, this
neighborhood has never had a home burglary. The proposed facility will attract crime
to the area.

4: Property values will go down. 

5: Pollution from toxic oils and fuel stored at the facility. 

Sincerely,

Lance Iversen

345 Horizon Ridge Rd

Spanish Springs NV 89441
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From: Kenji Iwanaga
To: Mullin, Kelly
Subject: Spanish Springs Community Meeting
Date: Friday, February 10, 2017 3:13:58 PM

Dear Ms Mullin
It was nice to meet you at the Spanish Springs Library regarding a proposed  special use permit for RV storage on
Pyramid Hwy. These two NC parcels are at the entrance to our residential neighborhood.  The surrounding Pyramid
Hwy frontage parcels are all rural zoning. I was surprised that a commercial zone was allowed at an entrance to a
subdivision. We moved here a few months ago to this specific area for the country esthetics.
Ryder Homes indicated to us the two front parcels, if developed in the future, would compliment our surrounding
neighborhood. After reading the hand-out for the Allowed Uses in a NC zone, I have some concerns.
Also, I was not notified by the County via mail of this last neighborhood meeting. Derek mentioned that 300
mailings were sent out. This Ryder Shadow Ridge neighborhood has about 115 homes. Only a few homeowners
adjacent to the NC parcels were notified by mail. What happened to the rest of the mailings? Transparency is critical
to ensure the trust between the County and its residents.
I would like to be included in future meeting notifications. Please add me to your email list and/or mailing list. Also,
is there a specific Internet link I can access to keep apprised of future happenings?

Thank you for your time

Mary Iwanaga
505 Horizon Ridge are
Sparks NV 89441

Truehearts02@gmail.com
Sent from my iPad
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MEMORANDUM 

DEPARTMENT OF REGIONAL PARKS AND OPEN SPACE 

PLANNING DIVISION 
 

1001 E. 9th Street       Reno, NV  89512      775.328.2059     dtroy@washoecounty.us 

 

  TO:  Joe Prutch 
 
FROM:  Dennis Troy, Park Planner      
 
DATE:  February 9, 2017 
 
SUBJECT: Spanish Springs Area Plan Text Amendment (Case number WMPA17-0001) 
 
The Washoe County Parks Division has reviewed and prepared the following condition related to 
the proposed text amendment to the Spanish Spring Area Plan to allow for the Storage of 
Operable Vehicles or RV Storage with a Special Use Permit in the Neighborhood Commercial 
(NC) zoning district.  
 
Conditions: 

 
1. Any approved Special Use Permits for the “Storage of Operable Vehicles or RV Storage” 

in the NC zoning district that is directly adjacent to or abutting any Washoe County Park 
property/facility shall be required to adhere to the same Personal Storage Guidelines as 
outlined in Appendix A of the Spanish Springs Area Plan.  
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ENVIRONMENTAL HEALTH SERVICES 
1001 East Ninth Street   I   P.O. Box 11130   I   Reno, Nevada 89520 
775-328-2434   I   Fax: 775-328-6176   I   washoecounty.us/health 
Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

 
 
 
 
February 13, 2017 
 
 
 
Joe Prutch, Planner  
Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 
 
RE: Spanish Springs Area Plan; Spanish Springs  
 Master Plan Amendment; WMPA17-0001 
  
Dear Mr. Prutch: 
 
The Washoe County Health District, Environmental Health Services Division (WCHD) has reviewed 
the above referenced project.  Approval by the WCHD is subject to the following conditions: 
 
1. The WCHD has reviewed the proposed Master Plan Amendment and has no objections to the 

approval of the plan as proposed. 
 
If you have any questions or would like clarification regarding the foregoing, please contact Wes 
Rubio, Senior Environmental Health Specialist at wrubio@washoecounty.us regarding all Health 
District comments. 
 
Sincerely, 

 
Bob Sack, Division Director 
Environmental Health Services Division 
Washoe County Health District 

BS:wr 
 
Cc: File - Washoe County Health District  
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My Father always told me to make sure where you are before traveling on. Let's review where we are before we try to change what 
we presently have - it might be better than what we are trying to change to. 
 
Presently defined: 
1) The master plan calls out that "Personal Storage" must be within a facility defined by Personal Storage Guidelines 
2) The Master Plan calls out that "Operable Vehicle Storage" must be within a facility defined by Personal Storage Guidelines 
3) Table C-3: Allowed Uses defines "Personal Storage" as allowed in "NC/O" (Neighborhood Commercial / Office) and in "I" (Industrial) 
4) Table C-3: Allowed Uses defines "Operable Vehicle Storage"  as allowed in "I" (Industrial) ONLY 
 
 
Master Plan 
Spanish Springs Area Plan 

Appendix C – Allowable Land Uses in the Spanish Springs Area Plan 

                                                   MDS  LDS  LDR  "NC"  "I"  PSP  OS 
 
Storage of Operable Vehicles   --  --  --    --      . A     .  --  -- 
Personal Storage    --  --  --      .         A  A    .  --  -- 

Key: -- = Not allowed; A = Allowed; P = Administrative Permit; PR = Park Commission Approval pursuant to 
110.104.40(c); S1 = Planning Commission Special Use Permit; S2 = Board of Adjustment Special Use 
Permit. 

 

This means on land zoned "I" (Industrial), a facility can be built under "Personal Storage Guidelines" to house "Personal Storage" 
and/or "Operable Vehicle Storage". The Personal Storage Guidelines presently defines the design of the facility that is required to be 
constructed to allow a permit to be issued in a "I" (Industrial) zone for either of these operations, "Personal Storage" or "Operable 
Vehicle Storage". 

But on land zoned "NC/O" (Neighborhood Commercial / Office) ONLY Personal Storage is allowed, the facility that houses the 
Personal Storage must be constructed to "Personal Storage Guidelines" the same as it would be if a Personal Storage only facility was 
to be built in a "I" (Industrial) zoned location. It is not the description of the facility that defines the land use but Appendix C – 
Allowable Land Uses in the Spanish Springs Area Plan. C – Allowable Land Uses in the Spanish Springs Area Plan specifically 
prohibited in the master plan to put "Operable Vehicle Storage" in a "NC/O" zoned area. 

 

Appendix C – Allowable Land Uses in the Spanish Springs Area Plan 
In some instances, allowable uses within certain land use designations of the Spanish Springs 
Area Plan vary from those allowed for the same land use in Article 302, Allowed Uses, of the 
Washoe County Development Code. The following tables delineate land uses allowed for certain 
designations found in the Spanish Springs Area Plan. For land use designations not listed below, 
the land uses assigned by Article 302, Allowed Uses, of the Washoe County Development Code 
will apply. All other uses are prohibited. 

 

The Master plan is correct as written. It defines what is required for the specified operations, and it also defines where each 
operation should located. By adding "Operable Vehicle Storage" to NC/O category in the Allowable Land Uses in the Spanish Springs 
Area Plan you are changing the zoning of ALL NC/O designated land. If the applicant wants to use this land as he intends he should 
ask for his specific parcel of land to be rezones from "Neighborhood Commercial / Office" to "Industrial". 

Respectfully, 

Gordon Astrom 

200 Horizon Ridge Road, Sparks NV. 
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