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Master Plan Amendment 
Supplemental Information 

 
(All required information may be separately attached) 

Chapter 110 of the Washoe County Code is commonly known as the Development Code.  Specific 
references to Master Plan amendments may be found in Article 820, Amendment of Master Plan. 
 
The Washoe County Master Plan describes how the physical character of the County exists today and is 
planned for the future.  The plan is adopted by the community and contains information, policies and a 
series of land use maps.  The Master Plan provides the essential framework for creating a healthy 
community system and helps guide decisions about growth and development in the County.  The 
following are general types of requests the County receives to amend the Master Plan.  Please identify 
which type of amendment you are requesting: 
 

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

plan maps 

A request to add, amend, modify or delete any of the adopted policies found in the elements  

of the Master Plan 

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

A request to add, amend, modify or delete specific language found in the area plans 

 Other (please identify): 

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

 A request for:  

1. A Master Plan change of the land use designation from a mix of Industrial, Commercial, and Open 
Space to Suburban Residential in the Spanish Springs Area Plan (SSAP).  

2. A policy change to allow the HDS regulatory zone within the SSAP. Policy change to allow the 
HDS regulatory zone n the SSAP. The policy change is to SS1.1, 1.2, 1.5, 4.1, 15.1, 16.1, 17.5 and 
Table C-1 of Appendix C in the SSAP.   

3. Include multifamily as an allowed use in the HDS zone in the SSAP (Table C-1 of Appendix C) 

4. A change to allow a new Character Management area in the SSAP referred to as Village 
Residential 
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2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe 
County Master Plan that supports the need for the amendment request? 

 
The Master Plan that excludes the proposed use was adopted in 2004, almost 8 years ago. Since 
then, there have been many land use changes diversifying the area with expansion of the 
business and employment park across Pyramid Highway, an Industrial employment element 
directly across Calle De La Plata in the Village Green specific plan, and commercial and industrial 
zoning adjacent to the site to the west. This is a down zoning of intensity in terms of traffic.  

Also, the September 2010 version of the WC Master Plan update added policies to promote 
workforce housing where appropriate. This proposed change seems to be consistent with that 
policy direction.  

   
 
 
 
 
 
 
 

 
3. Please provide the following specific information. 

a. What is the location (address or distance and direction from nearest intersection)?  Please attach 
a legal description. 

 
The location is 370 Calle De La Plata in the Spanish Springs Valley. The parcel is about ¼ 
mile east of the intersection with the Pyramid Highway. It is APN 534 562 07. A legal 
description is attached in the Preliminary Title Report which is part of this application.  

 
 
 
 

 

 

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

APN of 
Parcel 

Master Plan 
Designation 

Existing 
Acres 

Proposed 
Master Plan 
Designation 

Proposed 
Acres 

534 562 07 Industrial 20 acres  Suburban 
Residential 

20 acres  

  “ Commercial  17.84 
acres  

Suburban 
Residential 

17.84 acres  

  “ Open Space 1.99 
acres 

Suburban 
Residential 

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

North Suburban Residential 

South Industrial  

East Rural Residential  

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

roadways, buildings, etc.): 

The existing condition is vacant land that has direct access from Calle De La Plata. There are no 
buildings on the site. Calle De Le Plata is a planned arterial street in the regional road network. 
There will be two direct access points proposed to that street because there is about ¼ mile 
frontage along it.  

 
 
 
 
 
 
 
 
 
 
 

 
5. Describe the natural resources associated with the site under consideration.  Your description should 

include resource characteristics such as water bodies, vegetation, topography, minerals, soils and 
wildlife habitat. 

 
The site is considered flat in grade as it is located at the north end of the Spanish Springs Valley. 
There are no bodies of water on the site. A small portion of the site is located within a flood zone. 
The vegetation is typical northern Nevada scrub with moderate sagebrush cover. There are no 
minerals that we know of at this time. Also, there is no wildlife habitat on the property.
 
 
 
 
 
 
 

2014 AMENDED APPLICATION 
MPA12-001 VILLAGE AT THE PEAK



                                                                                                                                                                                             September 1, 2010 
 Page 4 

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

a. Is property located in the 100-year floodplain?  (If yes, please attach documentation of the extent 
of the floodplain and any proposed floodplain map revisions in compliance with Washoe County 
Development Code, Article 416, Flood Hazards, and consultation with the Washoe County 
Department of Public Works.) 

Yes  No 
 

 Explanation: 

 
A small portion of the site is located in the AO Flood Zone which means it is subject to the 
flooding in a 100 year event. FEMA maps show flooding up to 1’ for this part of the site.  
 
 
 




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

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

 Yes  No 
 

 Explanation: 

 
There are no wetlands on the site.  

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

yes, please note the slope analysis requirements contained in Article 424, Hillside Development 
of the Washoe County Development Code.) 

 Yes No 
 

 Explanation: 

 
There are no slopes or hillsides or significant ridgelines on the site. The site averages about 
3% slope and does not vary much in the slope thru the entire site.  
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d. Does property contain geologic hazards such as active faults; hillside or mountainous areas; is 
subject to avalanches, landslides, or flash floods; is near a stream or riparian area such as the 
Truckee River, and/or an area of groundwater recharge? 

 Yes No 
 

 Explanation: 

 
There are no active faults on the site. Nor are there any hillside or mountainous areas given 
the flat nature of the site and larger valley area. It is not subject to flash flooding as it it not 
near a stream or riparian area. It is located near the Spanish Springs wash (per FEMA) and 
within the limits of the AO 100 year flood zone.    
 
 
 
 
 
 

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

and/or wildlife mitigation route? 

 Yes No 
 

 Explanation: 

There is no prime farmland, wildfire hazard potential given the northern Nevada scrub 
vegetative cover and no trees, no geothermal sources, and no wildlife migration routes on the 
site.  
 
 
 

 
7. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity 

or associated with the proposed amendment: 

 Yes No 
 
 Explanation: 

 
There are no archaeological, historic, cultural, or scenic resources on the site or in the immediate 
vicinity of the proposed amendment area.  
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8. Do you own sufficient water rights to accommodate the proposed amendment?  (Amendment 
requests in some groundwater hydrographic basins [e.g. Cold Springs, Warm Springs, etc.] require 
proof of water rights be submitted with applications.  Please provide copies of all water rights 
documents, including chain of title to the original water right holder.) 

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

a. Permit #   71998  acre-feet per year 47.0  

b. Certificate #  acre-feet per year  

c. Surface Claim #  acre-feet per year  

d. Other #  acre-feet per year  
 

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

The title is attached.   

 
 
 
 

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

water rights will be available to serve the additional development. 

 
This is not an intensification of land with respect to traffic and activity on the site. It may use more 
water. If more water is needed, it can be purchased from the water purveyor at the time of 
development.  
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9. Please describe the source and timing of the water facilities necessary to serve the amendment: 

a. System Type: 

 Individual wells 

 Private water Provider:  

Public water Provider: Washoe County Dept of Water Resources  
 

b. Available: 

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

c. Washoe County Capital Improvements Program project? 

 Yes No 
 

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

 
Washoe County Department of Water Resources is the municipal provider of community 
potable water service for this property. The area is not listed in the CIP for any public facility 
improvements.  Therefore, the water service to the site will be privately funded with 
development of the project. Water service is available on the west side of Pyramid Highway 
and in the vicinity of the project. It will be connected to the site when a project is proposed.      
 
 
 
 
 
 
 
 
 
 
 
 

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

amendment? 

a. System Type: 

 Individual septic 

Public system Provider: Washoe County Utilities 
 

b. Available: 

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

c. Washoe County Capital Improvements Program project? 

 Yes No 
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital 
Improvements Program and not available, please describe the funding mechanism for ensuring 
availability of sewer service.  If a private system is proposed, please describe the system and the 
recommended location(s) for the proposed facility. 

 
 
Washoe County Department of Water Resources is the municipal provider of community 
sewer service for this property. The area is not listed in the CIP for any public facility sewer 
improvements.  The sewer service to the site will be privately funded with development of the 
project at a future date when a project is proposed.  It is currently located on the west side of 
Pyramid Highway.  
 
 
 
 
 
 
 
 
 
 

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

the regional freeway system. 

 
Calle De La Plata – This is the planned arterial street that fronts the project and provides 2 means 
of direct access. It connects to the Pyramid Highway.   
 
Pyramid Highway is the primary north/south route into the rest of the region and provides a direct 
connection to McCarran Blvd, an Expressway, and the I-80 freeway.  
 
 
 
 

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

report will be required.  See attached Traffic Impact Report Guidelines.) 

Yes  No 
 
13. Community Services (provided and nearest facility): 

a. Fire Station Truckee Meadows Fire Station #17 (La Posada & Rockwell)   

b. Health Care Facility Renown Medical Group  (Los Altos Parkway & Pyramid Hwy)   

c. Elementary School Spanish Springs ES (100 Marilyn Mae Ave)   

d. Middle School Shaw MS (600 Eagle Canyon Road)   

e. High School Spanish Springs HS (1065 Eagle Canyon road)   

f. Parks Sugarloaf Peak Park (on Calle De La Plata east of site)   

g. Library Spanish Springs Library (7110A Pyramid Highway)  

h. Citifare Bus Stop None in the immediate area   
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4. Describe how the proposed amendment fosters, promotes or complies with the policies of the 
adopted area plans and elements of the Washoe County Master Plan: 

a. Population Element: 

 
This proposed amendment appears to be neutral with respect to population policies and the 
population element.  The population policies are geared at WC staff keeping a running total of 
population growth and assuring there is some balance of land use needs with population 
growth.  This amendment will increase the amount of housing in the Spanish Springs Valley 
but within the 1,500 units of growth allocated in the SSAP Plan Maintenance section.  
 
 
 
 
 
 
 
 

 
b. Conservation Element: 

 
The proposed amendment is positive with respect to many of the Conservation policies and 
framework. The impact on natural resources from this type of density increase is favorable 
when the conditions produce little or no impact on topography, trees, vegetative cover, view 
sheds and scenic corridors, wetlands, wildlife habitat, etc. The proposed amendment will 
create housing in the north end of the Spanish Springs Valley will that may help to reduce 
traffic flow into the Truckee Meadows. 
 
 
 
 
 

 
c. Housing Element: 

 
The last amendment to the Housing Element in September of 2010 has many policies and 
programs that support the general notion of what is being proposed. That is, the idea of 
removing regulatory barriers to encourage workforce housing and affordable housing in 
appropriate areas. It also points to housing policy that adds diversity of housing types where 
employment opportunities exist.   
 
 

 
d. Land Use and Transportation Element: 
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The proposed amendment will promote policies LUT1.3, 1.4, 2.3, 3.1, 4.3 and 14.4.  In terms 
of land use, the Suburban Character Management Area is identified as the area for increased 
density. This property is located in the SCMA. Also, in terms of land use the proposed 
amendment will diversify the housing mix in the area. The site is physically well suited for the 
use because of the topography, plans for added regional infrastructure including an arterial 
roadway and a traffic light.  With respect to employment and residential balance, the impact 
will be positive by providing a new housing type to support business park and industrial 
employment in the Spanish Springs Valley. This should have a positive impact on reverse 
commute and capturing some vehicle trips to the valley. The amendment promotes regional 
mixed use encouraged by the Land use & Transportation Element. 
 
 

 
e. Public Services and Facilities Element: 

 
The proposed amendment will promote policies of the public services and facilities element 
where applicable. The basic policy framework for the public services and facilities plan of the 
Spanish Springs Area Plan is to provide for community water and sewer for those areas with 
the Suburban Character Management Area (SCMA). This property falls within the SCMA and 
plans for public services must be provided as development progresses.   
 
 
 
 
 
 
 
 
 
 

 
f. Adopted area plan(s): 

 
Spanish Springs Area Plan.  
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15.  If the area plan includes a Plan Maintenance component, address all policies and attach all studies 
and analysis required by the Plan Maintenance criteria.   

 

 

 

 

 

 

 

 

 

 

 

 

 

Policy SS17.2 d.: for residential land use intensifications, the potential increase in residential 
units will not exceed WC’s policy growth level for the SSAP, as established in Policy SS1.2.  
 
This request will add 360 housing units which appears to conform to the policy.  
 
Policy SS1.3 The following Regulatory Zones are permitted within the SS Suburban Character 
Management Area (SCMA):  
  
d. HDS limited to areas designated HDS prior to August 17, 2004.  
 
This policy will need to be amended to allow for the proposed use. The basis of the 
request is that many land use changes have occurred in the SCMA since the policy was 
formed. In the immediate area of the site, there is Industrial/Business Park across the 
street, commercial and Industrial adjacent to the west and extending the Pyramid 
Highway, and expansion and actual employers in the Spanish Springs Business Park.  
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Projects of Regional Significance Information – for Regulatory Zone Amendments 

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

less than 938 employees? 

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

more units? 

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

accommodations by 625 or more rooms? 

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

gallons or more per day? 

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

acre-feet or more per year? 

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

more average daily trips? 

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

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

 Yes  No 
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Applicant Comments 

This page can be used by the applicant to support the regulatory zone amendment request and should 
address, at a minimum, how one or more of the findings for an amendment are satisfied. (Please referrer 
to Article 820 of the Washoe County Development Code for the list of Findings.)   
 

1. Consistency with Master Plan:  Is the proposed amendment in substantial compliance with the
policies and action programs of the Master Plan? 

  
The proposed amendment is in substantial compliance with the action programs and policies of
the Master Plan. The additional policy language does not conflict with existing policy directives in
the Master Plan and will assist in the implementation of other policies, such as LUTE Goals. 

 
2. Response to Changed Conditions:  Does the proposed amendment respond to changed

conditions or further studies that have occurred since the Master Plan was adopted by the Board
of County Commissioners and does the requested amendment represent a more desirable
utilization of land? 

 
Yes, the proposed amendment does respond to changed conditions. The 2007 Regional Plan
was amended to include new policies regarding concurrency and the proposed amendments are
intended to ensure conformance with these new policies. The appropriate timing and location of
public services and facilities can also influence a more desirable utilization of land.   

 
3. Desired Pattern of Growth:  Does the proposed amendment promote the desired pattern for the

orderly physical growth of the County and guide 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 responds to the desired pattern of growth outlined by the 2007
Regional Plan and will accommodate projected population growth in an efficient and orderly
manner. 

 

 

2014 AMENDED APPLICATION 
MPA12-001 VILLAGE AT THE PEAK



Village at the Peak     
 

i 

Table of Contents 
 
 
Project Requests .....................................................................................................1 
Project Location ......................................................................................................1 
Surrounding Conditions ...........................................................................................2 
Spanish Springs Area Plan Compliance ..................................................................3 
Key Planning Issues ................................................................................................6 
Flood Control  7 
Spanish Springs Area Plan – Plan Maintenance .....................................................8 
Planning Policy Analysis .........................................................................................12 
 
List of Figures: 
 

Figure 1 - Vicinity Map .....................................................................................1 
Figure 2 - Adjacent Land Use ..........................................................................2 
Figure 3 - Existing Land Use Designations .....................................................4 
Figure 4 - Proposed Land Use Designations ...................................................5 
Figure 5 - Spanish Springs Area Plan – Flood Control ....................................7 

 
Appendix: 
 
Washoe County Development Application 
Owner Affidavit 
Comprehensive Plan Amendment - Supplemental Information 
Proof of Property Tax Payment  
Record of Survey (map of site)  
Title Report  
Water Rights information (9 pages)  
Village at the Peak - Traffic Impact Study by Fehr & Peers (separate copies)  

 
 
 
 
 

2014 AMENDED APPLICATION 
MPA12-001 VILLAGE AT THE PEAK



Village at the Peak     
 

1 

Project Requests 
 
This application is for a Master Plan Amendment to: 

 
A) Change the land use designation from a mix of Industrial, Commercial, and Open Space 

to Suburban Residential in the Spanish Springs Area Plan (SSAP).  
 

B) Make a policy change to allow the HDS regulatory zone within the SSAP. The policy 
change is to SS1.1, 1.2,1.5, 4.1, 15.1,16.1, 17.5 and Table C-1 of Appendix C in the 
SSAP and Table C-1 of Appendix C in the SSAP.   

 
C) Include multifamily as an allowed use in the HDS zone in the SSAP (Table C-1 of 

Appendix C). 
 
D) A change to allow a new Character Management area in the SSAP referred to as Village 

Residential. 
 

Project Location 
 

Village at the Peak is located ¼ mile east of the Pyramid Highway across the street from the Village 
Green business park.  It will be accessed from Calle De La Plata which connects to the Pyramid 
Highway.  The project site includes one parcel, APN 534-562-07 and consists of 39.83± acres, as 
shown in Figure 1 (below). 
 

 
 

Figure 1 – Vicinity Map 
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Character Management Plan  
 
This application involves a new character management area in the SSAP which will be the Village 
Residential CMA with a separate set of design guidelines that will become part of the SSAP.  The 
site is vacant with surrounding conditions that are vacant.  Figure 2 below shows the revised 
Character Management Map for the SSAP. Many of the vacant parcels have had changes in use to 
commercial, industrial, and business park types of uses over the last 10 years which is significant 
basis for this change.    
 

 
 
 

Figure 2 – Proposed Character Management Area  
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Spanish Springs Area Plan Compliance 
 
Spanish Springs has a business/industrial park with a variety of employment generating uses.  Most 
residents in Spanish Springs Valley commute out of the valley for employment.  More land has been 
added for business/industrial uses and more jobs will be created within Spanish Springs. Traffic 
studies show this should have a positive impact on reducing commutes and creating a more 
sustainable community.  A mix of housing types will be positive for the area and the expanding 
employment in the valley.  
 
The Introduction statement of the Spanish Springs Area Plan (SSAP), states that “through 
cooperation with the Washoe County Board of County Commissioners and the Washoe County 
Planning Commission, the Spanish Springs community will maintain and apply objective standards 
and criteria that serve to manage growth and development in Spanish Springs in a manner that: 
  

 provides local services and employment opportunities; and 
 ensures that growth is kept in balance with resources and infrastructure.”  

 
The Spanish Springs Area Plan was adopted in 2004.  Included in that update was a vision for the 
area and an overall character statement.  The character statement discusses the 20-year vision for 
the Spanish Springs Valley and the need to provide for a range of housing and employment 
opportunities.  The character statement states that “Increasing employment opportunities will make 
it possible for more Spanish Springs residents to choose to work close to home, while an efficient 
Regional Transportation System will provide substantial and efficient links to the greater region.”  
This Master Plan Amendment supports that statement. See Figures 3 and 4 on the following 
pages that show existing and proposed land use designations.  
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Figure 3 – Existing Land Use Designations 
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Figure 4 – Proposed Land Use Designations 
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Key Planning Issues  
 

The followings points are to identify the key issues to be addressed with staff and public review to 
approve this request:  

 
 Land Use Compatibility – Surrounding land uses are primarily employment and Open 

Space. They are highly compatible with the proposed land use change. Special attention is 
the shared property line with the single family residential (on the east). The Design 
Standards Handbook includes standards for Buffers, Screens, and Setbacks that apply at 
this shared property line. These standards offer mitigation and planning criteria to address 
concerns of compatibility.  
 

 Land Use Intensity – The decrease in traffic is managed as shown in the traffic report. There 
is mitigation proposed and adequate capacity in the regional road system to support this 
change. Adequate public facilities are established or planned for to support the request. 
Physical separation is adequately established from existing residential and surrounding 
uses.   

 
 Policy change to allow HDS land use and multi-family in the SSAP - The area plan restricted 

HDS to those areas that were established prior to 2004. Many land use changes have 
occurred in this part of the valley by adding employment and Business Park, industrial use, 
and neighborhood commercial uses. The homogenous residential land use in an area 
where many commercial and employment related land use changes have occurred is a 
better mix of uses and more appropriate for the area. A wider array of residential uses and 
densities is appropriate to serve the employment and complement the range of commercial 
uses in the area.   
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Flood Control  
 
In the late 1990’s, Washoe County designed the major detention facility known as the Boneyard 
Flat Flood Detention Facility that included 329 acres in the area of the Spanish Springs Business 
Park, see Figure 5.  Since then, with more specific modeling and hydrologic analysis, it was 
determined that the amount of land needed for detention and regional flood control was 
overestimated.  
 
A major change related to flood control within the SSAP plan occurred in 2004.  Washoe County 
completed a flood control project in 100 acres on the other side of Pyramid Highway and a bit to the 
south (see Figure 5). A letter of map revision (LOMR) was approved by the Federal Emergency 
Management Agency (FEMA) in 2006 that removed most of this 100 acre site from the floodplain.  
 
. 
 

 
 

 
Figure 5 – Spanish Springs Area Plan – Flood Control 
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Spanish Springs Area Plan – Plan Maintenance  
 
The Spanish Springs Area Plan establishes a Plan Maintenance section (Goal 17) that includes 
goals and policies related to plan amendments.  Each of the policies is listed below and addressed 
in bold face type. 
  
Goal Seventeen:  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. 
 
The land use change request considers the character statement adopted in the Area Plan by 
providing a mix of residential to support the expanding employment in the area.  This will 
offer more land use balance to the northern end of the valley and may reduce vehicle trips 
and promote sustainability.  Through the site-specific Design Standards, the project 
addresses potential impacts and mitigates negative impacts. 
 
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. 

 

    The request may preserve and advance the vision by providing diverse housing 
    opportunities in the area plan. 
 
   b. The amendment conforms to all applicable policies of the Spanish Springs Area Plan 

and the Washoe County Comprehensive Plan. 
 

A complete analysis of all applicable policies contained within the SSAP and 
Master are included within this report. 

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

The project is being designed to address impacts to surrounding properties.  
The site is buffered from low density residential uses to the east, north, and 
west by providing open space and the landscape/buffering standards in the 
Design Standards Handbook.   

 
SS.17.2 In order for the Washoe County Planning Commission to recommend approval of any 

amendment involving a change of land use, the following findings must be made: 
 

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 
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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. 

 
A feasibility report has been completed. There are existing sewer and water 
lines located west of Pyramid Highway, as well as other locations to the west.  
Parcels have developed or changed use since the 2004 adoption of the Area 
Plan including development of the Spanish Springs flood control facilities, the 
Spanish Springs Business Park, and residential development to the north 
including the Donovan Ranch, Pebble Creek, and the proposed Harris Ranch 
have occurred.    As a result of these changes, there have been infrastructure 
extensions in the area.   In terms of storm water, the flood control project 
completed south of Calle de la Plata positively use of this site.   

 
   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 levels of 
service.  This finding may be waived by the Department of Public Works may request 
any information it deems necessary to make this determination. 

 
Fehr & Peers has prepared a traffic impact analysis for this application. The 
report outlines overall impacts, as well as recommended improvements, 
access restrictions, etc.  A copy of the study is included. 

 
   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. 

 
The land use change proposes to remove some of the Industrial and 
Commercial capacity in the area.  

 
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. 

 
    The proposed increase in residential units falls within the number allowed in 
    Policy SS.1.2. 
 
   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 
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Commission. 
 

 
A traffic impact analysis is included in this report.  The proposed change of use 
has a significant reduction in trip generation compared to the existing use.    
The project will pay regional road impact fees at the time of building permit to 
further address project impacts. 

 
   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 are Regional 
transportation plans and the necessary improvements are scheduled for either the 
Washoe County Capital Improvements Program or Regional Transportation 
Improvement Program within three years of approval of the intensification. 

 
The traffic impact analysis provides details of planned improvements to the 
surrounding roadway network.  The report provides recommendations related 
to the use and discusses the timing of the subject improvements to be 
completed either by the developer or Washoe County/RTC. 

 
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. 

 
 The request will not generate a minor increase in population as discussed in 
Policy SS.1.2. 

 
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 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. 

 
    The amendment request will have some impact upon schools in the Spanish 
     Springs valley.  WCSD will need to forecast impacts on the schools zoned 
for     the site.  
 

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. 

 
    Not applicable. A special use permit is not being requested.   
 
SS.17.3 For proposals to establish or intensify commercial land uses, a market analysis has been 
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conducted that clearly established a community trade area, provides convincing evidence 
of a need to increase the inventory of community-serving commercial land use 
opportunities, and demonstrates no negative impact on the qualitative jobs/housing 
balance in the Spanish Springs planning area (i.e. the relationship between anticipated 
employment types/wages and housing costs). 

 
Not applicable.  The project requests a change of land use to residential, not 
commercial uses. A market analysis is not required.   

 
SS.17.4 For any amendment that proposes to alter the Spanish Springs Vision or Character 

Statement, the Department of Community Development has conducted a series of 
neighborhood visioning workshops with the Spanish Springs Citizens Advisory Board 
(CAB), and the results of that process, including any CAB and staff recommendations, 
have been included and discussed in the staff analysis of the proposed amendment. 

 
There is no change proposed to the Vision or Character Statement within the Area 
Plan.  We expect the project will work with the vision and character statements.  As 
part of the Comprehensive Plan Amendment request, two meetings with the CAB 
will provide the venue for citizens to have an opportunity for review and comment. 

 
SS.17.5 For any amendment that proposes to expand the Suburban Character Management Area 

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

 
   Not applicable.   
  
SS.17.6. As a non-municipal airport, the Spanish Springs Airport (SSA) is an existing use as of the 

adoption of the plan.  The legal and future use of SSA shall be determined through an 
amendment of the plan depending on the resolution of all code enforcement violations 
prior to 2005. 

 
   Not applicable. 
 
SS.17.7 The Department of Community Development will provide the Planning Commission with a 

status report on the implementation of this plan no later than 18 month from the date of 
adoption. 

 
   Not applicable. 
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Planning Policy Analysis 
 
The policies addressed above apply to plan maintenance and proposed amendments.  There are 
other policies contained within the Area Plan and Master Plan.  Some of these policies pertain to 
this request and are discussed in general below. 
 
In terms of public services and response times, the site meets or exceeds all standards contained in 
the Comprehensive Plan.  Sheriff patrols already exist in the area based on the development of 
surrounding residential, commercial, and industrial uses.  The site will be served within a five 
minute response time from the Fire Station located on La Posada Drive south of the project.  The 
project will connect with municipal water and sewer services. 
 
The amendment request does not conflict with any goal or policy contained within the Area Plan 
and the analysis shows the project complies with the amendment guidelines.  The project will not 
result in negative impacts to cultural or scenic resources, parks, schools, trails, etc.  
 
Since completion of the regional flood control project, policies SS.10.1 through SS.10.3 of the Area 
Plan are implemented.  This is a significant change in the area by eliminating the flood issues 
associated with this part of the valley.   
 
A request to change land use must consider the Land Use policies contained within the 
Comprehensive Plan.  Policy LUT.1.1 encourages future growth and development consistent with 
natural constraints and available resources.   
 
Policy LUT.1.2 calls for a balanced distribution of employment and population by providing 
adequate supplies of developable land.  The site is suited for higher density suburban residential 
development given the flat topography, good access and surrounding conditions.   
 
POP 1.4 calls for a well balanced development pattern.  This request offers more balance in 
employment and housing.  Most valley residents now commute outside of the valley for work.  
Considering the existing population and the planned growth in the north, it is reasonable to provide 
a mix of housing product in the area.  
  
The proposed amendment will not create any undue demands or hardships upon existing public 
services such as fire and police protection, consistent with policy POP1.6.   
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