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Project Description 

Project Request 
This application is a request for a regulatory zone amendment to a 15.33+/- acre parcel located at 550 E. 
4th Avenue in Sun Valley (APN 085-122-03).  The subject parcel is currently approved for a 75-unit mobile 
home park per Washoe County Case No. SB11-004. A copy of the Washoe County Action Order and Staff 
Report is provided in Appendix B of this application.  
 
This requested modification of regulatory zones is sought to simply allow for the subdivision into the 75-
home sites that were acceptable and approved as part of the previous Washoe County application review 
Valle Vista Mobile Home Park (SB11-004).   
 
The reason for the desire to provide individual “for-sale” lots rather than ground leases with mobile homes 
within a park is based on multiple factors: 

1. It is easier for a home owner to obtain a mortgage for a real property land and home through a 
conventional, FHA or VA loan rather than through a personal property (chattel) mortgage as there 
are many more lenders available to provide the conventional, FHA or VA loans. 

2. The cost in interest associated with a conventional, FHA or VA loan are substantially less for the 
home owner as opposed to a chattel mortgage, which gets to the issue of overall affordability. 
Affordability has been a significant issue in northwestern Nevada with the well-documented 
industrial growth in the region. 

3. The down payment requirement for a conventional, FHA or VA loan is typically substantially lower 
than is the case with a chattel mortgage.  For example, FHA loans can require as little as 3% of the 
total purchase price for down payment and VA loans can require 0% while chattel mortgages 
require a minimum of 10% and often require 20-30% as a down payment. This has a huge impact 
on affordability.  

 

The proposed density, project layout and design are expected to follow the approved layout through a 
subsequent submittal of a common open space development tentative map application. As such, from a 
density standpoint, the proposed regulatory zone amendment does not represent an intensification to the 
property.  It is understood that Washoe County does not jointly review zone amendments with tentative 
maps or special use permits.  However, the applicant can and will put the statement on the record that the 
intent of this RZA is to simply allow for the subdivision of the home sites in the approved mobile home park.  
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Property Location 

The subject property is located at 550 E. 4th Avenue at the southeast corner with Lupin Drive.  A vicinity 
map is provided on page 2 showing the location of the subject property.   
 
Figure 1 – Vicinity Map 

 

Master Plan 
The subject property is located within Sun Valley and development of the property is guided by the Sun 
Valley Area Plan.  The property is designated Suburban Residential within the Sun Valley Area Plan and is 
contained within the Suburban Character Management Area.  The proposed zoning designation of HDS 
(High Density Suburban) is a specifically allowed zoning under the Suburban Character Management Area 
of the Sun Valley Area Plan. 

  

Subject Parcel 
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Figure 2 – Sun Valley Master Plan Map 
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Zoning 
The subject property is currently zoned MDS (Medium Density Suburban). It is requested with this 
Regulatory Zone Amendment that the zoning designation be changed to HDS (High Density Suburban). As 
noted in the Project Request section of this text, the reason for the request is to allow for the subdivision of 
the 75-home sites that were acceptable and approved as part of the previous Washoe County application 
review Valle Vista Mobile Home Park (SB11-004).   

It should be noted that the HDS designation allows for a density of up to 7 dwelling units per acre (per the 
Code language), but Policy 1.2.1 of the 2012 Truckee Meadows Regional Plan limits the density of single 
family detached residential in unincorporated areas of Washoe County to 5 dwelling units per acre. The 
density of the subdivided Valle Vista project is proposed to match the previous mobile home park density of 
75 units/homes.  This number of homes on 15.33 acres equates to 4.89 dwelling units per acre, which 
meets the Truckee Meadows Regional Plan density requirement. 

An existing and proposed zoning map are provided on the following pages as Figures 3 and 4. 

Access to Public/Community Facilities and Infrastructure 

Parks - The property is located approximately 1/8 mile from a neighborhood park (Sun Valley Park)  
Schools – The property is located approximately 1/5 mile from Sun Valley Elementary School, which is the 
school for which this property is zoned. The property is also zoned for Sparks Middle School and Hug High 
School. There are plans to build a middle school in Sun Valley and the school district is also in process of 
relocating and upgrading Hug High School.  
Churches – Two churches exist adjacent to the subject property to the north, an LDS and Baptist Church.   
RTC Bus Stop – The nearest RTC Bus Stop to the site is located ¼ mile north of the subject property at 
the corner of E. 5th Avenue and Lupin Drive. This is within easy walking distance for someone who does not 
own a private vehicle or wishes to take the bus.  
Traffic/Access – E. 4th Avenue is identified by the Sun Valley Area Plan Streets and Highways System 
Plan to be a collector status street.  E. 4th Avenue connects directly to Sun Valley Boulevard (SR 443) 
approximately ½ mile to the west at a signalized intersection providing safe and controlled access onto the 
area arterial road. Direct access to U.S. 395 (I-580) is provided south on Sun Valley Boulevard (SR 443) 
approximately 2.25 miles to the southwest of the E. 4th Avenue traffic signal via on and off ramps for both 
the northbound and southbound travel lanes of the freeway.  A review of expected traffic volumes was 
prepared as part of the Valle Vista Mobile Home Park approval and it considered peak hour traffic 
generation for both single family and mobile home park land uses at 75 units. Both traffic estimates fell 
below the 80-peak hour rate that would require a traffic impact report. 
Water and Sewer Services – Based on conversation with the Sun Valley General Improvement District, 
water and sewer lines exist adjacent to the site in E. 4th Avenue. It was noted that a water line also runs up 
the right of way for Lupin Drive, west of the subject property. 
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Figure 3 – Existing Zoning Map 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 4 – Proposed Zoning Map 
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Existing Property Photos/Conditions 
The site is currently vacant and slopes downward from the northeast to the southwest corner of the site.  A 
small area of 30% or greater slopes exists in the northeastern corner of the site and a small area of 100-
year floodplain, as identified by the Sun Valley Area Plan Development Suitability Map exists at the 
northwestern corner of the site.  

 
Figure 5 – Existing Site Photo  
View from intersection of E. 4th 
Avenue and Lupin Drive to the 
north, across the subject property.   
 
 
 
 
 
 
 
 
 
 
 

 
Figure 6– Existing Site Photo 
View from northwest corner of site on 
E. Gepford Parkway – view down 
Lupin Drive right of way with subject 
property on right side of photo. 
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The Sun Valley Area Plan Development Suitability Map identifies an area in the northwest corner of the 
subject property to be within the 100-year floodplain. From a field visit, a channel does exist that carries 
water that does not originate on the subject site during heavier storm events. This area was not previously 
proposed for development and will be left open with the forthcoming tentative map as the layout and design 
are proposed to remain the same as had been approved in SB11-004. If additional improvement are 
determined to be necessary for drainage those can be addressed through the review of the tentative map 
application. Following in Figure 7 is a photograph of the drainage area at the northwest corner of the site 
and Figure 8 shows the culvert that crosses E. 4th Avenue on the west side of Lupin Drive. 

 
 
 
Figure 7 – Drainage Area 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
Figure 8 – Culvert crossing E. 4th 
Avenue 
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Some dumping of furniture and watercraft has occurred on the site. This dumping was unknown to the 
property owner. The site has several trails crossing the site, which make access onto the site relatively 
easy and the proximity to suburban developed properties makes the site convenient for people who do not 
wish to follow proper disposal practices for a variety of items. Following are photos of some of the illegal 
dumping that has occurred on the property. 

 
Figure 8– Existing Site Photo 
Photo of an old boat and carpet 
supplies that someone disposed of on 
the subject property. .  
 

 

 

 

 

 

 

Figure 9– Existing Site Photo 
Photo of an old recliner and some other 
piece of broken down furniture that 
were dumped on the subject property.  
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Regulatory Zone Amendment Findings 
Article 821 of the Washoe County Development Code identifies findings that must be made in order to 
approve a regulatory zone amendment, as is made with this application.  Following is an identification of 
each finding and the applicant’s response as to how or why this finding is met with this request. 
 
(1) Consistency with Master Plan.   
 
The requested regulatory zone amendment is consistent with the Washoe County Master Plan. The subject 
property is contained within the Sun Valley Area Plan Suburban Character Management Area.  The 
proposed zoning designation of HDS is consistent with the Washoe County Master Plan and policies. Some 
of the specific policies noting consistency are identified below:   
 
SUN.1.3, The following Regulatory Zones are permitted within the Sun Valley Suburban Character 
Management Area: 
a. High Density Rural (HDR – One unit per 2.5 acres). 
b. Low Density Suburban (LDS – One unit per acre). 
c. Medium Density Suburban (MDS – Three units per acre). 
d. High Density Suburban (HDS – Seven units per acre). 
e. Medium Density Urban (MDU – Twenty-one units per acre). 
f. Neighborhood Commercial/Office (NC). 
g. General Commercial (GC). 
h. Industrial (I). 
i. Public/Semi-Public Facilities (PSP). 
j. Parks and Recreation (PR). 
k. General Rural (GR). 
l. Open Space (OS). 
 
HDS is specifically identified as allowed regulatory zone within the Suburban Character Management Area 
of Sun Valley.,  
 
SUN.2.7 The Nevada Department of Transportation, Regional Transportation Commission and Washoe 
County shall jointly seek funding to construct sidewalks or paved paths along both sides of Sun Valley 
Boulevard and main streets such as: 4th, 5th, 6th and 7th Avenues when the safety of pedestrians and 
children walking to and from schools requires such facilities. 
 
Future development of the site will provide sidewalk improvements adjacent to the property along E. 4th 
Avenue, consistent with the improvements that were required and constructed with the LDS Church located 
immediately adjacent to the subject property at the northeast corner.  
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SUN.10.1 Whenever applicable, all development within the Sun Valley Suburban Character Management 
Area and the Downtown Character Management Area will connect to a community water service.  
 
As was the case in the previous approval (SB11-004), this future Valle Vista Development will connect to 
community sewer service. 
 
SUN.12.1 Whenever applicable, all development within the Sun Valley Suburban Character Management 
Area and the Downtown Character Management Area will connect to a community sewer service. 
 
As was the case in the previous approval (SB11-004), this future Valle Vista Development will connect to 
community sewer service. 
 
LUT.3.1 Require timely, orderly, and fiscally responsible growth that is directed to existing suburban 
character management areas (SCMAs) within the Area Plans as well as to growth areas delineated within 
the Truckee Meadows Service Area (TMSA). 
 
The subject property is an infill site within the suburban character management area of Sun Valley. Access 
is served by a Washoe County identified collector street (E. 4th Avenue) and utilities are adjacent to and 
available to the site. 
 
(2) Compatible Land Uses.   
 
Previous mobile home park layout and density were deemed to be compatible through Washoe County’s 
Approval of SB11-004. As noted throughout this application, it is the full intent of the property owner to 
bring forth a tentative map application (if the Regulatory Zone Amendment is approved) that will identify the 
subdivision of 75 single family parcels along with common area parcels following the pattern and layout of 
the previously approved mobile home park. The rationale for this requested change is based on the fact 
that there is a higher financial burden on future homeowners trying to secure a mortgage for personal 
property (chattel mortgage) vs. a conventional, FHA or VA mortgage (please refer to Appendix C provided 
in this application package). A loan on a mobile home within a mobile home park would present the option 
for only a chattel mortgage.  Chattel mortgages require a higher down payment and end up costing the 
home owner significantly more than an FHA or VA loan type would. Summary pages comparing chattel 
mortgages to FHA and VA Mortgages are provided within this application for review.  As northern Nevada 
is in a significant housing crisis relative to affordability, movement of the zoning to allow for the same 
density that was previously approved under SB11-004 would help to address a small percentage of the 
housing affordability issue. 
 
  



VALLE VISTA – REGULATORY ZONE AMENDMENT 

  Page 11   

(3) Response to Change Conditions; more desirable use. 
 
It has been well documented that our community and region is struggling with housing affordability.  
allowance of the change from MDS to HDS can help the for future home owners in Valle Vista obtain less 
expensive mortgages, which can help to begin to address this overall affordability issues that we face as a 
region.   
 

(4) Availability of Facilities.   
 
The property is located on a collector status roadway (E. 4th Avenue) and access to Sun Valley Boulevard 
(SR 443) through a signalized intersection. Water and sewer lines exist adjacent to the site, per applicant 
discussion with the Sun Valley GID. 
 
 (5) No Adverse Effects.    
 
The property was previously approved for an identical density that has been identified by the property 
owner/applicant. Other than there being parcel lines between homes, there is no anticipated difference 
between the existing/approved mobile home park plan and the proposed tentative mapped Valle Vista 
project. 
 
 (6) Desired Pattern of Growth. 
 
The approved density at 75 units is proposed to be matched with a subsequent tentative map filing.  While 
HDS would allow for up to 7 dwelling unit per acre, the Truckee Meadows Regional Plan Policy 1.2.1 
identifies a maximum density within unincorporated areas of Washoe County to be 5 dwelling units per 
acre. As such, there is a regulatory allowance for the proposed change and a limiting factor of 5 dwelling 
units per acre. 75 single family dwelling units on 15.33 acres equates to a density of 4.89 dwelling units per 
acre and would conform to the Regional Plan limitation.  
 
(7) Effect on a Military Installation  
 
No military installation is impacted by this proposed regulatory zone amendment. 


































































































































































































































