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PROJECT LOCATION 

The property is located at 6550 & 6556 Pyramid Way, approximately 1/3 mile north of the intersection of 

Pyramid Way and Los Altos Parkway (portion of APN 083-291-01 and APN 083-291-02 totaling +/- 13.705 

acres).  Please note that a Boundary Line Adjustment application to modify the parcel configuration is 

anticipated to run concurrently with this request (see Figure 4).  The future project area will ultimately be 

located on one 13.705 acre parcel. 

 

Figure 1: Project Location 
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EXISTING CONDITIONS 

The +/- 13.705 property is undeveloped (portion of APN 083-291-01 and APN 083-291-02). The remaining 

portion of APN 083-291-01 (not included in this project) is an existing mobile home park.  

 

There is an additional mobile home park north of the future project site, a commercial development to 

the south, and single family residences to the east.  Pyramid Way borders the future project site on the 

west, with existing single family residences and a church across Pyramid Way.  

 

Figure 2: Surrounding Property Designations  

Direction Current Master Plan 

Designation 

Current Zoning 

Designation 

Current Land Use 

North Urban Residential Low-Density Urban Mobile Home Park 

South Commercial (City of 

Sparks 

New Urban Development Commercial shopping 

center 

East Suburban Residential Medium Density 

Suburban 

Single family residential 

West 
Across Pyramid Way 

Suburban Residential Low Density Suburban 

High Density Suburban 

Church 

Single family residential 

 

Figure 3: MPA/RZA Site Photographs- Photo Locations 

 

Photograph 1 Photograph 2 

Photograph 3 

Photograph 4 

Photograph 5 
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Figure 3: MPA/RZA Site Photographs (cont.)- Photograph 1, Facing SE from NW of the site. 
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Figure 3: MPA/RZA Site Photographs (cont.)- Photograph 2: Facing SW from NE of the site. 
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Figure 3: MPA/RZA Site Photographs (cont.)- Photograph 3: Facing NE from SW of project site. 

 

 



       

 
 
083-291-01 & 083-291-02 
MPA/RZA 

 7 

Figure 3: MPA/RZA Site Photographs (cont.)- Photograph 4: Facing NW from east /middle of the site. 
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Figure 3: MPA/RZA Site Photographs (cont.)- Photograph 5: Facing NW from SE of the site. 
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Figure 4: Boundary Line Adjustment Parcel Configuration  

 

A Boundary Line Adjustment application to modify the parcel configuration is anticipated to run concurrently with this request 

(see Figure 4).  The future project area will ultimately be located on one 13.705 acre parcel.  
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EXISTING MASTER PLAN AND ZONING DESIGNATIONS 

The property has an existing Master Plan designation of Urban Residential (UR) and an existing zoning 

designation of Low Density Urban (LDU) (10 to 14 units per acre). 

 

Figure 5: Existing Master Plan Designation (Urban Residential)  
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Figure 6: Existing Zoning Designation (Low-Density Urban)  
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APPLICATION REQUEST 

The enclosed application is a request for: 

• MASTER PLAN AMENDMENT from Urban Residential (UR) to Commercial (C) for the 

13.705 acre project site. 

• REGULATORY ZONING AMENDMENT from Low-Density Urban (LDU) to 

Neighborhood Commercial (NC) for the 13.705 acre project site. 

PROJECT DESCRIPTION AND JUSTIFICATION 

The Spanish Springs area has seen significant residential development in recent years. However, this infill 

property has remained undeveloped, primarily due to limited access from Pyramid Way making the 

property not conducive to residential development in conformance with the existing Urban Residential 

(UR) Master Plan and Low Density Urban (LDU) zoning designations.  

 

The applicant is pursuing this request to allow for the future development of a personal storage facility 

which would be a low-impact neighborhood commercial use for the site (See Figure 9: Impact Analysis) 

while being able to function appropriately given the limited access. As population increases the need for 

personal storage will continue to grow.  The requested Master Plan Amendment from UR to C and 

Regulatory Zone Amendment from LDU to NC will allow for the anticipated future personal storage facility 

with subsequent approval of a Special Use Permit in accordance with the Washoe County Development 

Code and Spanish Springs Area Plan. 

 

The proposed Commercial Master Plan, with Neighborhood Commercial zoning, along with the 

anticipated future personal storage use is compatible with the existing neighborhood because the 

Neighborhood Commercial zone is intended to “provide a transition or buffer between other more 

intensive uses or between major highways and adjacent residential uses (WCDC Section 110.106.15(q)) 

and ensures that the area will be developed with low intensity.  Any future development will be in 

accordance with Washoe Development Code standards and the Spanish Springs Area Plan, which includes 

that development of a personal storage facility requires the approval of a Special Use Permit. 

PROPOSED MASTER PLAN AND ZONING DESIGNATIONS 

The proposed Master Plan Amendment is from UR to C (Figure 7) and the proposed Regulatory Zone 

Amendment is from LDU to NC (Figure 8) to allow for a future personal storage facility. 

 



       

 
 
083-291-01 & 083-291-02 
MPA/RZA 

 13 

Figure 7: Proposed Master Plan Amendment (UR to C) 

 
 



       

 
 
083-291-01 & 083-291-02 
MPA/RZA 

 14 

Figure 8: Proposed Regulatory Zone Amendment (LDU to NC) 
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The following Impact Analysis is provided to compare potential impacts associated with the development 

property, based on: 

• Potential single family residential development associated with the existing Master Plan and 

zoning designations 

• Potential multi-family residential development associated with the existing Master Plan and 

zoning designations 

• Potential single family residential development associated with the proposed Commercial 

Master Plan and Neighborhood Commercial zoning designations 

• Anticipated personal storage use associated with the proposed Commercial Master Plan and 

Neighborhood Commercial zoning designations 

 

Should the requested Master Plan Amendment and Regulatory Zone Amendment be approved, the 

applicant intends to pursue development of a personal storage facility on the site.  In the NC zoning 

designation and in the Spanish Springs Area Plan, a Special Use Permit is required for a personal storage 

facility. 

 

As shown below (Figure 9: Impact Analysis), the anticipated future personal storage use will have 

significantly less impact on the roadway network than what could be developed with the existing UR 

Master Plan and LDU zoning designations (265 ADT vs. 1,294 ADT or 1,399 ADT).  In addition, all other 

development impacts, including water and sewer use and schools/student generation will see a significant 

reduction of because the anticipated personal storage use.  

 

Figure 9: Impact Analysis 

Development Scenario WCDC 

Density/Intensity 

Standard 

Total Units/Sq. ft. of 

Development 

Trip Generation 

 

UR/LDU-  

Single Family 

10 units per acre 137 single family units 1,294 ADT 

UR/LDU-  

Multi-Family 

14 units per acre 191 multi-family units 1,399 ADT 

C/NC- 

Residential 

5 units per acre 68 residential unit 642 ADT 

C/NC- 

Personal Storage Facility 

N/A +/- 175,000 sq. ft. 265 ADT 

* Trip Generation based on the Institute of Transportation Engineers Trip Generation Manual, 10th Edition. 
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MASTER PLAN & SPANISH SPRINGS AREA PLAN POLICY REVIEW 

The proposed amendment from UR to C will foster, promote, or comply with the following policies of the 

Washoe County Master Plan and the Spanish Springs Area Plan:  

 

Washoe County Master Plan 

• Population Element- Population policies are geared at ensuring there is adequate housing available 

for the anticipated growth, that there is a balanced development pattern, and that land use, public 

services, and facilities, and infrastructure needs are based on the most current population 

information.  This infill site has not been developed primarily because of limited access from Pyramid 

Way. The proposed Amendment will help to ensure a balanced development pattern by providing for 

a low-impact commercial opportunity that is compatible with the existing neighborhood. As 

population increases the need for personal storage will continue to grow. 

• Conservation Element- The Conservation Element of the Washoe County Master Plan serves as the 

conservation plan for unincorporated Washoe County and outlines polices and action programs for 

the conservation and protection of natural resources, including scenic resources, land resources, 

water resources, and air resources.  As this is an infill site with no existing scenic or natural resources, 

the proposed Amendment is neutral with respect to the conservation policies and framework. 

Because the proposed amendment will ultimately reduce water usage, Goal 18: Manage and utilize 

water resources in a fair and sustainable manner and Goal 21: Manage development to preserve and 

protect water resources, are fostered. 

The proposed amendment will also reduce vehicle trips, thereby promoting Goal 22: Reduce mobile 

sources emissions. 

• Land Use and Transportation Element-The Land Use and Transportation Element focuses on 

providing for future population and employment in Washoe County, encouraging sustainable growth 

patterns while discouraging sprawled communities.  The proposed amendment which will allow for 

infill commercial development along Pyramid Way promoting Land Use and Transportation goals and 

policies: Goal 2: Standards ensure that land use patterns are compatible with suburban development; 

Goal 3: The majority of growth and development occurs in existing or planned communities, utilizing 

smart growth practices, LUT.3.4. strengthen existing neighborhoods and promote infill development; 

LUT.4.1: maintain a balanced distribution of land use patterns to provide opportunities for a variety 

of land uses, facilities and services that serve present and future population. 

• Public Services and Facilities Element- The basic policy framework for the Public Services and 

Facilities Element is to ensure the availability of services and facilities to support growth.  As this is an 

infill site, public services and facilities are already provided.  The proposed Amendment will allow for 

development that will ultimately reduce impacts on public services and facilities. 
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• Housing Element- The Housing Element is primarily focused on the ability to provide affordable 

housing in Washoe County. This infill site has not been developed as a residential project primarily 

because of limited access from Pyramid Way. The proposed Amendment will help to ensure a 

balanced development pattern by providing for a low-impact commercial opportunity that is able to 

be developed and is compatible with the existing neighborhood. As population increases the need for 

personal storage will continue to grow. 

 

Spanish Springs Area Plan 

The Spanish Springs Area Plan includes a comprehensive vision for Spanish Springs and identifies an 

existing and desired community vision and character, which include 1) Provides local services and 

employment opportunities, and 2) Ensures that growth is kept in balance with resources and 

infrastructure.  The proposed Amendment area is within the distinct suburban core (Pyramid Way) and 

includes a broad mix of non-residential uses together with residential opportunities.  

 

The proposed Amendment will foster, promote, or comply with the following policies of the Spanish 

Springs Area Plan: 

• SS.1.3- Neighborhood Commercial/Office (NC) 

• SS.3.1- Provides for reduction in trips 

• SS.3.2- Provides for a reduction in trips 

• SS.3.4- Provides right-of-way as needed 

• SS.3.5- Consistent with request and RZA 

• Goal 12: Reduction of required supply/water resources to the project area 

 

Spanish Springs Area Plan- Plan Maintenance 

In accordance with SSAP Goal 17: The proposed amendment to the Spanish Springs Area Plan will further 

implement the Vision and Character Statement by 1) providing local services and employment 

opportunities, and 2) ensuring that growth is kept in balance with resources and infrastructure.  As 

previously noted, this infill property has remained undeveloped, primarily because of limited access from 

Pyramid Way making the property not conducive to residential development in conformance with the 

existing Urban Residential (UR) Master Plan and Low Density Urban (LDU) zoning designations.  

 

The applicant is proposing this request to allow for the ultimate development of a personal storage facility 

which would be a low-impact commercial use for this site (See Figure 9: Impact Analysis) and help meet 

the storage needs of the existing and future Spanish Springs residential community.  

 

The SSAP includes findings (SS.17.1 and SS.17.2) which are listed below under Findings. 
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FINDINGS 

Master Plan Amendment 

The request meets the requirements of NRS and makes the following findings of fact: 

 

1. Consistency with Master Plan. The proposed amendment is in substantial compliance with the policies 

and action programs of the Master Plan. 

The proposed amendment from UR to C is consistent with, fosters, promotes, or complies with the goals 

and policies of the Washoe County Master Plan and the Spanish Springs Area Plan, as outlined in the 

Master Plan & Spanish Springs Area Plan Policy Review section. 

 

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. 

The proposed Commercial Master Plan, with Neighborhood Commercial zoning, along with the anticipated 

future personal storage use is compatible with the existing neighborhood because the Neighborhood 

Commercial zone is intended to “provide a transition or buffer between other more intensive uses or 

between major highways and adjacent residential uses (WCDC Section 110.106.15(q)) and ensures that 

the area will be developed with low intensity.  Any future development will be in accordance with Washoe 

Development Code standards and the Spanish Springs Area Plan, which includes that development of a 

personal storage facility requires the approval of a Special Use Permit.  There will be no adverse impact to 

public health, safety, or welfare from the proposed Amendment and development impacts will be reduced 

from the existing UR Master Plan designation. 

 

3. Response to Changed Conditions: more desirable use. The proposed amendment responds to changed 

conditions or further studies that have occurred since the plan was adopted by the Board of County 

Commissioners and the requested amendment represents a more desirable utilization of land.  

Amending the Master Plan and Zoning Map will facilitate logical development of this infill site, allowing for 

neighborhood commercial use of the 13.705 acre site. Access to the site from Pyramid Way is limited to a 

right-in, right-out turning movement. This reduced access has limited the viability of residential 

development of the site and will similarly limit potential commercial development.  

 

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. 

Because this is an infill site, adequate transportation, recreation, utility, and other facilities are existing. 

 

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

The proposed amendment to a Commercial Master Plan, along with Neighborhood Commercial zoning, 

promotes the desired pattern for orderly physical growth by allowing for neighborhood commercial 
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development in the suburban core (Pyramid Way) and provides a compatible use to the existing 

neighborhood.  The proposed amendment will facilitate logical development of this infill site, allowing for 

neighborhood commercial use of the 13.705 acre site. Access to the site from Pyramid Way is limited to a 

right-in, right-out turning movement. This reduced access has limited the viability of residential 

development of the site and will similarly limit potential commercial development. Because this is an infill 

site, there is limited impairment of natural resources and the amendment provides for the efficient 

expenditure of funds for public services. 

 

6. Effect on a Military Installation When a Military Installation is Required to be Noticed. The proposed 

amendment will not affect the location, purpose and mission of a military installation. 

N/A 

 

Regulatory Zone Amendment 

 

The request meets the requirements of NRS and makes the following findings of fact: 

 

1. Consistency with Master Plan. The proposed amendment is in substantial compliance with the policies 

and action programs of the Master Plan. 

With approval of the proposed Master Plan Amendment to Commercial, the proposed Regulatory Zone 

Amendment to Neighborhood Commercial is in compliance with the policies and action programs of the 

Master Plan and Spanish Springs Area Plan as outlined in the Master Plan & Spanish Springs Area Plan 

Policy Review section. 

 

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. 

The proposed amendment to Neighborhood Commercial zoning, along with the anticipated future 

personal storage use is compatible with the existing neighborhood because the Neighborhood Commercial 

zone is intended to “provide a transition or buffer between other more intensive uses or between major 

highways and adjacent residential uses (WCDC Section 110.106.15(q)) and ensures that the area will be 

developed with low intensity.  Any future development will be in accordance with Washoe Development 

Code standards and the Spanish Springs Area Plan, which includes that development of a personal storage 

facility requires the approval of a Special Use Permit.  There will be no adverse impact to public health, 

safety, or welfare from the proposed Amendment and development impacts will be reduced from the 

existing UR Master Plan designation. 

 

3. Response to Changed Conditions: more desirable use. The proposed amendment responds to changed 

conditions or further studies that have occurred since the plan was adopted by the Board of County 

Commissioners and the requested amendment represents a more desirable utilization of land.  

Amending the zoning map to Neighborhood Commercial will facilitate logical development of this infill 

site, allowing for neighborhood commercial use of the 13.705 acre site. Access to the site from Pyramid 
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Way is limited to a right-in, right-out turning movement. This reduced access has limited the viability of 

residential development of the site and will similarly limit potential commercial development.  

 

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. 

Because this is an infill site, adequate transportation, recreation, utility, and other facilities are existing. 

 

5. No Adverse Effects. The proposed amendment will not adversely affect the implementation of the 

policies and action programs of the Washoe County Master Plan. 

The proposed amendment directly incorporates goals and policies of the Washoe County Master Plan and 

will not adversely affect the implementation of policies detailed in the Master Plan. 

 

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

The proposed amendment to Neighborhood Commercial zoning promotes the desired pattern for orderly 

physical growth by allowing for neighborhood commercial development in the suburban core (Pyramid 

Way) and providing a compatible use to the existing neighborhood.  The proposed amendment will 

facilitate logical development of this infill site, allowing for neighborhood commercial use of the 13.705 

acre site. Access to the site from Pyramid Way is limited to a right-in, right-out turning movement. This 

reduced access has limited the viability of residential development of the site and will similarly limit 

potential commercial development. Because this is an infill site, there is limited impairment of natural 

resources and the amendment provides for the efficient expenditure of funds for public services. 

 

7. Effect on a Military Installation When a Military Installation is Required to be Noticed. The proposed 

amendment will not affect the location, purpose and mission of a military installation. 

N/A 

 

Spanish Springs Area Plan Findings: In accordance with SS17.1 and SS.17.2 

 

SS.17.1.a. The amendment will further implement and preserve the Vision and Character Statement. 

The Spanish Springs Area Plan includes a comprehensive vision for Spanish Springs and identifies an 

existing and desired community vision and character, which include 1) Provides local services and 

employments opportunities, and 2) Ensures that growth is kept in balance with resources and 

infrastructure.  The proposed Amendment area is within the distinct suburban core (Pyramid Way) and 

includes a broad mix of non-residential uses together with residential opportunities.  

 

SS.17.1.b The amendment conforms to all applicable policies of the Spanish Springs Area Plan and the 

Washoe County Master Plan. 
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As outlined in the Master Plan & Spanish Springs Area Plan Policy Review, the proposed amendment will 

foster, promote, or comply with applicable policies of the Washoe County Master Plan and the Spanish 

Springs Area Plan. 

 

SS.17.1.c The amendment will not conflict with the public’s health, safety or welfare. 

Because this is an infill site with available public services and facilities, and the proposed amendment 

reflects a decrease in development impact, the amendment will not conflict with the public’s health, 

safety, or welfare.  

 

SS.17.2.a A feasibility study has been conducted, commissioned and paid for by the applicant, relative 

to municipal water, sewer and storm water that clearly identifies the improvements likely to be required 

to support the intensification, and those improvements have been determined to be in substantial 

compliance with all applicable existing facilities and resource plans for Spanish Springs by the 

Department of Water Resources. The Department of Water Resources will establish and maintain the 

standards and methodologies for these feasibility studies. 

As reviewed during the pre-application meeting, the impact analysis clearly shows that the anticipated 

development of the site with a Commercial Master Plan and Neighborhood Commercial zoning, will result 

in a decrease in development impact, including water and sewer use, student generation, and trip 

generation. It was determined that, because of these reduced impacts, and because this is an infill site, a 

feasibility analysis was not required or necessary. 

 

SS.17.2.b A traffic analysis has been conducted that clearly identifies the impact to the adopted level of 

service within the [unincorporated] Spanish Springs Hydrographic Basin and the improvements likely to 

be required to maintain/achieve the adopted level of service. This finding may be waived by the 

Department of Public Works for projects that are determined to have minimal impacts. The Department 

of Public Works may request any information it deems necessary to make this determination. 

As reviewed during the pre-application meeting, the impact analysis clearly shows that the anticipated 

development of the site with a Commercial Master Plan and Neighborhood Commercial zoning, will result 

in a decrease in trip generation. It was determined that, because of these reduced impacts, and because 

this is an infill site, a traffic analysis was not required or necessary. 

 

SS.17.2.c For commercial and industrial land use intensifications, the overall percentage of commercial 

and industrial regulatory zone acreage will not exceed 9.86 percent of the Suburban Character 

Management Area. 

N/A- there is no proposed land use intensification. 

 

SS.17.2.d For residential land use intensifications, the potential increase in residential units will not 

exceed Washoe County’s policy growth level for the Spanish Springs Area Plan, as established in Policy 

SS.1.2. 

N/A- there is no proposed land use intensification. 

 



       

 
 
083-291-01 & 083-291-02 
MPA/RZA 

 22 

SS.17.2.e If the proposed intensification will result in a drop below the established policy level of service 

for transportation (as established by the Regional Transportation Commission and Washoe County) 

within the Spanish Springs Hydrographic Basin, the necessary improvements required to maintain the 

established level of service are scheduled in either the Washoe County Capital Improvements Program 

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

For impacts to regional roads, this finding may be waived by the Washoe County Planning Commission 

upon written request from the Regional Transportation Commission. 

N/A- there is no proposed intensification. 

 

SS.17.2.f If roadways impacted by the proposed intensification are currently operating below adopted 

levels of service, the intensification will not require infrastructure improvements beyond those 

articulated in Washoe County and Regional transportation plans AND the necessary improvements are 

scheduled in either the Washoe County Capital Improvements Program or Regional Transportation 

Improvement Program within three years of approval of the intensification. 

N/A- there is no proposed intensification. 

 

SS.17.2.g Washoe County will work to ensure that the long range plans of facilities providers for 

transportation, water resources, schools and parks reflect the policy growth level established in Policy 

SS.1.2. 

Because this is an infill site, adequate transportation, recreation, utility, and other facilities are existing. 

 

SS.17.2.h If the proposed intensification results in existing facilities exceeding design capacity and 

compromises the Washoe County School District’s ability to implement the neighborhood school 

philosophy for elementary facilities, then there must be a current capital improvement plan or rezoning 

plan in place that would enable the District to absorb the additional enrollment. This finding may be 

waived by the Washoe County Planning Commission upon request of the Washoe County Board of 

Trustees. 

N/A- no proposed intensification.  Furthermore, the anticipated future development will not generate any 

students. 

 

SS.17.2.i Any existing development in the Spanish Springs planning area, the Sun Valley planning area, 

the Warm Springs planning area, or the City of Sparks, which is subject to the conditions of a special use 

permit will not experience undue hardship in the ability to continue to comply with the conditions of 

the special use permit or otherwise to continue operation of its permitted activities. 

Any future development will be in accordance with Washoe Development Code standards and the Spanish 

Springs Area Plan. 












































