
  Planning Commission Staff Report 
  Meeting Date:  September 16, 2014  

 
 
Subject: Master Plan Amendment Case No. MPA12-001 (Amended 

Application for Village at the Peak) 
 
Applicant:   Sugarloaf Peak, LLC 
 
Agenda Item No.  8C 
 
Summary: To amend the Spanish Springs Area Plan, a part of the 

Washoe County Master Plan 
 
Recommendation: Approve 
 
Prepared by: Trevor Lloyd, Senior Planner 
 Community Services Development 
 Planning and Development Division 
 Email: tlloyd@washoecounty.us 
 Phone:  775.328.3620 
   
 
Description 
 
Master Plan Amendment Description:  To consider an amended application for Village at the 
Peak to amend the Spanish Springs Area Plan, being a part of the Washoe County Master 
Plan.  The amendment request involves the creation of a new character management area on a 
39.83 acre parcel to be named the Village Residential Character Management Area (VRCMA) 
and the redesignation of the 39.83 acre parcel from a mix of Industrial (I), Commercial (C) and 
Open Space (OS) to Suburban Residential (SR) and to amend the Character Management Plan 
map to identify the new VRCMA.  The amendment request also includes a change to the 
Character Statement in the Spanish Springs Area Plan to identify the new VRCMA and to allow 
for multifamily uses within the VRCMA up to 9 dwelling units per acre; amend policies SS.1.1, 
SS.1.2, SS.1.3(d), SS.4.1, SS.15.1, SS.16.1, SS.17.5, SS.17.5.1; to add a new policies SS.1.5 
(a) thru (g); to amend table C-1 to allow High Density Suburban (HDS) to the allowable use 
table and to adopt a new appendix (Appendix E- “Village Residential Design Guidelines”).  To 
reflect changes requested within this application and to maintain currency of general area plan 
data, administrative changes to the Spanish Springs Area Plan are proposed.  These 
administrative changes include:  a revised map series with updated parcel base, and updated 
applicable text. 
 
• Property Location: North of Calle De La Plata, several hundred feet to the 

northeast of the intersection of Pyramid Highway and Calle 
De La Plata. 

• Citizen Advisory Board: Spanish Springs 
• Area Plan: Spanish Springs 
• TMSA: Within the Truckee Meadows Service Area  
• Parcel Size: ±39.83 
• Existing Master Plan: Commercial (C) 
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  Industrial (I) 
  Open Space (OS) 
• Existing Regulatory Zone: Neighborhood Commercial (NC) 
  Industrial (I) 
  Open Space (OS) 
• Assessor’s Parcel Number: 534-562-07 
• Section/Township/Range: Within Sections 23 & 24, T21N, R20E, MDM  
•  Washoe County, NV 
• Development Code: Authorized in Article 820, Amendment of Master Plan 
• Commission District: 4 – Commissioner Vaughn Hartung  
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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 http://www/washoecounty.us, click on 
Departments, click on Community Development, click on Master Plan - or it may be obtained at 
the front desk of Washoe County Planning and Development. 
 
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. 

     
 

Master Plan Amendment Case Number MPA12-001 
Page 3 of 22 MPA12-001 

VILLAGE AT THE PEAK

http://www/washoecounty.us


Washoe County Planning Commission Staff Report                                         Staff Report Date:  September 11, 2014 
 
  

 
 
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 Commission.  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 four 
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 Development Code Article 820, Amendment of Master Plan. 
 
When making a recommendation to the Washoe County Commission, the Planning Commission 
must make at least three of the findings as set forth in Section 110.820.15, Review Procedures, 
of the Washoe County Development Code, unless a military installation is required to be 
noticed, then a finding of fact pursuant to subsection 6 of Section 110.820.15 is also required.  If 
there are findings contained in the Area Plan in which the subject property is located, then the 
Planning Commission must make all of these findings in addition to the above-referenced 
findings. The Planning Commission adopts a master plan amendment by resolution approved 
by a vote of two thirds of the total membership of the Planning Commission.  The adopted 
Master Plan Amendment is then certified and recommended by the Planning Commission to the 
Board of County Commissioners.  By a simple majority vote, the Board of County 
Commissioners may, after a public hearing, adopt such parts of the Master Plan Amendments 
as may practicably be applied to the development of the County.  The Board of County 
Commissioners must affirm, modify or reverse the findings of the Planning Commission.   If the 
Board of County Commissioners desires to change or add to an amendment adopted by the 
Planning Commission, it must refer the change or addition to the Planning Commission for a 
report.     
 
After adoption by the Washoe County Commission, as described in Chapter 278 of the Nevada 
Revised Statutes (NRS), a Master Plan Amendment must be found in conformance with the 
Truckee Meadows Regional Plan.  The purpose of the Regional Plan is to provide a 
collaborative structure that will serve the Truckee Meadows well into the future. Four modules 
within the Regional Plan focus goals and policies on the coordination of master planning in 
Washoe County as it relates to land use, infrastructure provision, resource management, and 
plan implementation. 
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Vicinity Map 
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Existing and Proposed Master Plan Map 
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Proposed Character Management Plan Map 
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Analysis 
 
Sugarloaf Peak, LLC. is asking the Planning Commission to adopt several amendments to the 
Spanish Springs Area Plan, a part of the Washoe County Master Plan, in order to allow a multi-
family residential development for up to nine units per acre on a ±39 acre parcel located on 
Calle De La Plata road in Spanish Springs. The following amendments to the Spanish Springs 
Area Plan are proposed to accommodate the proposed request: 
 

1) Amend the Character Statement of the Spanish Springs Area Plan to address the newly 
proposed Village Residential Character Management Area - VRCMA. (See Exhibit D) 
 

2) Amend the land use designation from a mix of industrial (I), Commercial (C) and Open 
Space (OS) to Suburban Residential (SR) in the Spanish Springs Area Plan. (See 
Exhibit E) 
 

3) Amend policies SS1.1, SS1.2, SS1.3(d), SS1.5, SS4.1, SS15.1, SS16.1, and SS17.5, 
SS17.5.1 and Table C-1 of Appendix C of the Spanish Springs Area Plan in order to 
allow High Density Suburban (HDS) within the Area Plan. (See Exhibit D) 
 

4) Amend Table C-1 of Appendix C of the Spanish Springs Area Plan in order to allow 
multi-family within the High Density Suburban (HDS) as an allowed use within the Area 
Plan. (See Exhibit D) 

 
5) Amend the Spanish Springs Character Management Area Map to identify the proposed 

VRCMA. (See Exhibit F)  
 

6) Amend the Spanish Springs Area Plan to allow for the creation of a new Character 
Management Area with the addition of the Village Residential Design Guidelines – 
Appendix E. (See Exhibit D and G) 
 

Summary 
 
After a series of community workshops that occurred in 2012, the original amendment request 
was heard by the Planning Commission on December 4, 2012 and due to a split vote of 3 in 
favor and 3 opposed, the request failed to receive approval. The item was appealed and on May 
28, 2013 the Board of County Commissioners approved the Master Plan Amendment by a vote 
of 4 in favor and 1 opposed. In order to comply with state law, the item was returned to the 
Planning Commission for a written report and sent back to the Board of County Commission for 
their final approval which occurred on September 24, 2013. On January 22, 2014, the Truckee 
Meadows Regional Planning Commission determined by a vote of 7 to 2 that the proposed 
master plan amendment does not conform to the Comprehensive Regional Plan.  
 
Following the determination by the Regional Planning Commission, the applicants asked the 
Washoe County Board of County Commissioners not to pursue a reconsideration of their 
decision and mentioned that they would return with an amended application that will address the 
concerns raised by the Regional Planning staff and the Regional Planning Commission. Staff 
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was directed to work with the applicants on a new application that was in line with the goals and 
policies of the Regional Plan.  
 
The applicants have amended their original application and are asking to amend the Master 
Plan designation on approximately ±39 acres of land from Industrial (I), Commercial (C) and 
Open Space (OS) land use to Suburban Residential (SR) designation.  The fundamental 
differences between this amended application and the original application include the creation of 
a new character management area that includes the ±39 acre parcel only. The new character 
management area shall be identified as the Village Residential Character Management Area 
(VRCMA). The VRCMA will include a new policy that will provide a list of allowable regulatory 
zones within the property. Among these regulatory zones is the High Density Suburban (HDS) 
zoning which allows multi-family up to 9 dwelling units per acre. If the applicant/developer 
chooses to utilize the HDS zoning and establish a density greater than 5 units per acre, than the 
applicant will be required to comply with a new set of design guidelines which are found in the 
new Appendix E (Village Residential Design Guidelines). These guidelines address, but are not 
limited to establishing maximum densities, site planning, architecture, signage, lighting, 
landscaping, buffering, infrastructure and low impact development standards. Of special 
significance within the design guidelines is the requirement for intersection improvements 
including the installation of a traffic signal at the intersection of Pyramid Highway and Calle De 
La Plata prior to construction of a multi-family development. 
 
The amended application limits the area subject to the Master Plan Amendment to the subject 
39 acres as compared to the original application which included changes and possible 
implications to the entire Spanish Springs Suburban Character Management Area (SCMA).  
 
The amended application proposes the following changes to the character statement of the 
Spanish Springs Area Plan (proposed language is in bold): 
 

a. …This suburban core includes a broad mix of non-residential uses together with 
residential densities of up to three dwelling units per acre or up to 9 dwelling units per 
acre in the Village Residential Community Management Area (VRCMA)… 
 

b. …The suburban core, together with the transition zone, will be known as the Suburban 
Character Management Area (SCMA) and the Village Residential Character 
Management Area (VRCMA).  This These areas will… 
 

c. Within the boundary of the suburban core is the VRCMA. This is an area adjacent 
to a mix of uses including commercial, industrial and a specific plan, and near the 
HAWCO Business Park. This area will allow for higher density types of housing 
that may include single family and multifamily land uses with a maximum density 
of 9 dwelling units per acre. The intent of the VRCMA is to provide for a diversity 
of housing types and product to support the mixed use node in the immediate 
area that includes commercial, industrial, and employment uses in this focused 
area of the SSAP. 

 
The amended application proposes several changes to the following policies to the Spanish 
Springs Area Plan (proposed language is in bold): 
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SS.1.1 The Spanish Springs Character Management Plan map (CMP) shall identify the 
Spanish Springs Suburban Character Management Area (SCMA), and the 
Spanish Springs Rural Character Management Area (RCMA), and the Village 
Residential Character Management Area (VRCMA).  

 
SS1.2 The Policy Growth Level for the Spanish Springs Suburban Character 

Management Area combined with and the Village Residential Character 
Management Area is 1,500 new residential units of land use capacity in total 
for the two areas.  Land use intensifications will not add more than 1,500 new 
units of Land Use Capacity through 2025.  The Washoe County Department of 
Community Development will be responsible for tracking increasing land use 
potential to ensure this growth level is not exceeded. 

 
SS.1.3 The following Regulatory Zones are permitted within the Spanish Springs 

Suburban Character Management Area:  

a. High Density Suburban (HDS limited to the areas designated HDS prior to 
August 17, 2004, with exception of the VRCMA which does allow 
HDS) 

SS.1.5 The following Regulatory Zones are permitted within the Spanish Springs 
Village Residential Character Management Area: 

a. General Rural (GR – One unit per 40 acres). 
b. Low Density Rural (LDR – One unit per 10 acres). 
c. Public/Semi-Public Facilities (PSP). 
d. Parks and Recreation (PR). 
e. Open Space (OS). 
f. Low Density Suburban (LDS)  
g. Medium Density Suburban (MDS) 
h. High Density Suburban (HDS)  

 
SS.4.1 With the exception of temporary infrastructure for construction projects, Washoe 

County will require the underground placement of utility distribution infrastructure 
within the Suburban Character Management Area and the Village Residential 
Character Management Area… 

 
SS.15.1 Whenever applicable, all development within the Spanish Springs Suburban 

Character Management Area and the Village Residential Character 
Management Area (VRCMA) will connect to a community water service. 

 
SS.16.1 Whenever applicable, all development within the Spanish Springs Suburban 

Character Management Area and the Village Residential Character 
Management Area (VRCMA) will connect to a community sewer service. 
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SS.17.5 Except as modified by SS.17.5.1, for any amendment that proposes to expand 
the Suburban Character Management Area or the Village Residential 
Character Management Area into the Rural Character Management Area… 

 
SS.17.5.1 When the Truckee Meadows Regional Planning Governing Board 

has approved an amendment to the Truckee Meadows Service 
Area (TMSA) regarding land that is located partially or wholly in 
the Rural Character Management Area, and which land is 
contiguous to the boundaries of the Suburban Character 
Management Area or the Village Residential Character 
Management Area, that Suburban Character Management Area 
or Village Residential Character Management Area… 

 
Also, the amended application proposes the following changes to the Table C-1 of Appendix C 
of the Spanish Springs Area Plan (proposed language is in bold): 

Table C-1:  Allowed Uses (Residential Use Types) 
Residential Use Types 
(Section 110.304.15) 

Residential 
Non-Residential 

 HDS MDS LDS LDR NC I PSP OS 
Residential         

Single Family, Detached A A A A -- -- -- -- 
Single Family, Attached A A A -- -- -- -- -- 
Duplex A -- -- -- -- -- -- -- 
Multi-Family A -- -- -- -- -- -- -- 
Attached Accessory Dwelling -- A A A -- -- -- -- 

Detached Accessory Dwelling -- 
 

S1 S1 S1 -- -- -- -- 

Detached Accessory Structure A 
 

A A A -- -- -- -- 

Residential Group Home A A A A -- -- -- -- 
Manufactured Home Parks -- -- -- -- -- -- -- -- 

  
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.  

 
Compatibility 
 
The subject property is located within the Suburban Character Management Area (SCMA), 
which is the designated growth area for Spanish Springs. The property is immediately 
surrounded by 10-acre rural residential properties to the east, vacant property that is zoned low 
density suburban (LDS) which allows a maximum density of one dwelling unit per acre to the 
north, vacant property to the west that is zoned Neighborhood Commercial (NC) and Industrial 
(I) and vacant and 10-acre residential properties that are zoned industrial to the south. The 
proposed Suburban Residential (SR) designation is consistent with the High Density Suburban 
(HDS) designation. According to the compatibility table in the Land Use and Transportation 
Element of the Washoe County Master Plan, the high density suburban (HDS) zoning has a low 
compatibility with the properties to the west and south, a medium compatibility with the 
properties to the east and a high compatibility rating with the properties to the north. Also, the 
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design guidelines in Exhibit G establish sufficient buffers to promote compatibly with the 
surrounding properties. 
 
 
Analysis of Multi-Family Housing in Spanish Springs 
 
An analysis relating to multi-family developments in Spanish Springs was conducted by the 
Center for Regional Studies at the University of Nevada, Reno and EKAY Economic 
Consultants. This analysis provides justification for multi-family developments within the 
Spanish Springs Valley. The following conclusions are direct quotes from the report dated 
March 11, 2014: 
 

• Our demographics are changing, with more households without children and more 
householders living alone. 
 

• As the current demographics trends continue, the demand for multi-family homes will 
increase. 

 
• There is significant amount of commercial and industrially-zoned land within two miles 

of analysis site, with 1.5 million square feet of industrial space under construction within 
one mile of the site. 

 
• An additional 7,700 jobs can be potentially created within two miles of the analysis site 

upon the buildout of the commercial and industrially-zoned land, and 8,100 jobs within 
one mile of the site. 

 
• Current vacancy rates for multi-family housing in Reno Sparks signal a demand for 

additional multi-family units. 
 
• Only 2.8% of all multi-family units in Reno-Sparks are located in Spanish Springs, 

although 12% of the Reno-Sparks population resides in Spanish Springs. 
 
• Only 27% of employees working in Spanish Springs live in Spanish Springs; the 

remaining persons employed in Spanish Springs commute from outside the area. 
 
• Industries expected to locate in the commercial and industrially-zoned land include 

Food Service, Other Services, Retail Trade and Transportation and Warehousing. 
 
• Average wages for food Service and Other Services employees living alone currently 

cannot afford a single-family home in Spanish Springs. 
 
• Continued home appreciation rates in Spanish Springs, combined with stagnate wage 

growth, will affect home affordability for the Retail Trade and Transportation & 
Warehousing occupations that live alone. 

 
• The commercial and industrially-zoned land within two miles of analysis site currently 

lacks a nearby mixed housing component. 
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• The analysis site provides a multi-family housing buffer between the commercial and 
industrially-zoned land and single-family homes. 

 
• The current zoning of the analysis site (commercial and industrial) would generate 10-

times more evening peak trips (2,506) than 360 units of multi-family (209). 
 
Services and Facilities 
 
The reduction of the area subject to the master plan amendment to one 39 acre property 
provides staff with a much better opportunity to analyze the service and infrastructure demands 
as well as the potential impacts to such services and infrastructure systems. As required by the 
Spanish Springs Area Plan Policy SS17.2(a), the applicants have conducted a feasibility study 
relative to municipal water, sewer and storm-water that clearly indentifies (1) the improvements 
likely to be required to support the intensification, and (2) 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 Community Services. 
 
Water: Domestic water to serve this site is available from several sources including domestic 
wells and wholesale water from the Truckee Meadows Water Authority (TMWA). A 12” water 
line exists parallel to the west side of Pyramid Highway, approximately 1,715 feet to the west of 
the northwest corner of the subject property. The applicants will need to acquire a private 
easement from the property owners of APN 534-571-01 and 04, as well as an encroachment 
permit from Nevada Department of Transportation for work within the Pyramid Highway right of 
way. A 6” water line exists in the southern cul-de-sac of Donavan Ranch that abuts the northern 
portion of the subject property. A 16” water line exists at the intersection of El Caballo Trail and 
Calle de la Plata east of the site. Such connection would require approximately 2,500 lineal feet 
of water line to be constructed. A 2-million gallon (MG) water storage tank (Spring Creek 
Northeast) is located approximately 1 mile from the subject property in the eastern portion of the 
Donovan Ranch property. 
 
Sewer: Sanitary sewer which is provided by Washoe County exists to the north and west of the 
subject property. An existing 10” sewer line runs north parallel to Pyramid Highway to the 
existing Pebble Creek lift station. This option would require the construction of approximately 
2,300 lineal feet of off-site sanitary sewer to the site as well as a private easement from the 
owners of APN 534-571-01 and would need to be analyzed for the additional sewer flow. 
Encroachment permits would likewise be required. Additionally, an 8” sewer line is located 
approximately 900-feet west of Pyramid Highway in West Calle de la Plata. 
 
Storm Drainage: The FEMA flood zone maps have been updated to account for the flood control 
developments such as the North Spanish Springs detention facility and associated 
appurtenances such as the sedimentation basin and drainage channel to the south of the 
subject property. However, a FEMA designation flood zone AO is still located over a portion of 
the southern area of the property. It is anticipated that drainage and detention facilities will be 
required for future development of the site. 
 
Washoe County Schools: The Washoe County School District anticipates that the build-out of 
the 360 unit apartment complex will generate approximately 63 school age children. The three 
public schools that would be impacted by the development would include Alice Taylor 
Elementary School, Shaw Middle School and Spanish Springs High School. At this time only 
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Alice Taylor Elementary School is over capacity with a base capacity of 643 and the 2013-2014 
enrollment was 663. Both Shaw Middle School and Spanish Springs High School are currently 
under capacity. There are a total of eight portable classrooms combined at the three schools. 
However, the portable classrooms are only used as temporary measures and when the capacity 
of a permanent school facility is exceeded, there are often space limitations in cafeterias, multi-
purpose rooms, computer labs and gymnasiums. Parking, teacher work space and 
playground/recreational fields are also often compromised to make room for portable classroom 
units. Furthermore, funding sources for new construction or capital improvement needs are 
currently not available. 
 
Traffic: According to the traffic study dated May 10, 2012, the proposed amendment will result in 
a reduction in the traffic levels from what the current Master Plan and zoning allow. The traffic 
study identified several roadway improvement projects that will help improve traffic circulation at 
the Calle de la Plata – Pyramid Highway intersection within the 2030 Regional Transportation 
Plan. The proposed Village Residential Design Guidelines will require the developer for Village 
at the Peak to dedicate a bus pad easement for future service by the Regional Transportation 
Center’s Citifare system. Additionally, the developer will pay the full improvement costs for a 
signal at the intersection of Pyramid Highway and Calle de la Plata. The Nevada Department of 
Transportation has asked that the developer coordinate traffic study review and seek NDOT 
traffic study approval early in the planning development process. 
 
Fire Protection: According to the Truckee Meadows Fire Protection District, this property is 
located in a moderate hazard area for wildfire risk and is subject to the requirements of Washoe 
County Code 60 and the Wildland-Urban Interface Code.  Defensible space, exterior 
construction element regulation and vegetation management will be required as a result of the 
wildfire designation. Also, all landscaping and open-space areas must be maintained in 
accordance with Washoe County Code 60.  A vegetation management plan shall be submitted 
for review and approval to Truckee Meadows Fire Protection District.  Open spaces shall be 
maintained and defensible space provided as required in Washoe County Code 60. 

 
Applicable Goals and Policies of the Area Plan 
 
Spanish Springs Area Plan 
 
SS.1.6  Staff will review any proposed Master Plan Amendment against the findings 

identified in the Plan Maintenance section of this plan and make a 
recommendation to the Planning Commission. At a minimum, the Planning 
Commission must make each of these findings in order to recommend approval 
of the amendment to the Board of County Commissioners. 

 
 Staff Comment: The required Plan Maintenance findings are under Goal 

Seventeen and are listed and discussed below. 
 
SS.3.8  Washoe County will be an advocate for the establishment of transit services to 

and within the Spanish Springs planning area. 
 
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 
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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. 
 
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. 
 

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 

 
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 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. 

 
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. 

 
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. 
 

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. 
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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 community visioning workshops with the Spanish Springs 
Citizen Advisory Board (CAB), and the results of that process, including any CAB 
and staff recommendations, have been included and discussed in the staff 
analysis of the proposed amendment. 

Development Suitability within the Spanish Springs Area Plan 

The only constraints identified on the development suitably map for the Spanish Springs Area 
Plan map are 100 year hazard flood area within the southern portion of this property. 

Visioning Workshops, Neighborhood Meeting and Citizen Advisory Board (SSCAB) 
 
The proposed master plan amendment is scheduled to be discussed as both an action item and 
community vision workshop at the September 10, 2014 Spanish Springs Citizen Advisory Board 
meeting (SSCAB) and will satisfy the NRS requirement for a neighborhood meeting.  
 
In accordance with the provisions stated in NRS 278.210.2, the applicant is required to conduct 
a neighborhood meeting prior to the Master Plan Amendment being scheduled for Planning 
Commission. Additionally, the applicant is scheduled to present the amended application as a 
visioning workshop and neighborhood meeting at the September 10, 2014 Citizen Advisory 
Board meeting. 
 
Community Workshops 
 
In 2012, the applicants conducted a series of community workshops with residents of the 
Spanish Springs Valley. The purpose and function of these workshops was to obtain feedback 
from the residents relating to their general desires regarding the language of the character 
statement in the Spanish Springs Area Plan. The residents that attended these workshops 
expressed an overwhelming desire to maintain the existing language of the character statement 
and retain the maximum density of three units per acre within the Suburban Character 
Management Area (SCMA) of the Spanish Springs Area Plan. The general observation from the 
attending residents is that the proposed amendments are out of character with the surrounding 
uses and that any intensification more than three units per acre as established in the character 
statement is not consistent with the general character of the area.  The residents also 
expressed concerns over a lack of public transportation available to support multi-family, 
inconsistency and impacts with the surrounding uses, concerns that the character of the area 
has not changed substantially but the requested amendment(s) would change the character of 
the area. Also, the residents expressed their desire to maintain the current character and that 
much time and effort has been spent creating the existing character statement language, that 
the housing market is already saturated, impacts to schools, the need for transitional zoning, 
potential impacts to existing wells, flooding and the potential for this project resulting in higher 
crime rates. Also the proposed traffic light is already warranted without this project. Many 
Spanish Springs residents stated that they moved there to get away from urban/suburban 
environments. 
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Several other issues and concerns were raised at the workshops, however, the nearly 
unanimous position of the residents at each of the three workshops was to retain the existing 
language of the character statement. The amended application is scheduled for a visioning 
workshop and CAB meeting on September 10, 2014. 

Public Meeting Notice 
 
Notice for the Master Plan amendment has been given in accordance with the provisions of 
Nevada Revised Statutes 278.260, as amended. Notice for Master Plan Amendments must be 
given in accordance with the provisions of Nevada Revised Statutes 278.210, as amended.  
The time and place of the public hearing must be provided in at least one publication or a 
newspaper of general circulation in the city or county, at least 10 days before the day of the 
public hearing. 

 (a) Compliance with Noticing Requirements.  Owners of all real property to be 
noticed are owners identified on the latest County Assessor's ownership maps 
and records.  Such notice is complied with when notice is sent to the last known 
addresses of such real property owners as identified in the latest County 
Assessor's records. Any person who attends the public hearing is considered to 
be legally noticed unless those persons can provide evidence that they were not 
notified according to the provisions of this Section 110.821.20. 

Noticing for this proposal:  Fifty-Four (54) property owners within 750 feet of the subject parcel 
were noticed by mail not less than 10 days before the scheduled neighborhood meeting 
September 10, 2014.  A legal ad was placed in the Reno Gazette Journal for September 6, 
2014 publication for the September 16, 2014 Planning Commission meeting. 

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

• Washoe County District Health:  Environmental Division 

• Washoe County Public Works, Engineering 

• Washoe County School District 

• Washoe County Department of Water Resources, Utility Services 

• Truckee Meadows Fire Protection District 

• Spanish Springs Citizen Advisory Board 

• Sparks Planning Department 

• Truckee Meadows Regional Planning 

• Washoe County Regional Parks and Open Space 

• Regional Transportation Center 
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• Nevada Department of Transportation 

 
Comments were received from the District Health Department, Engineering and Capital Projects 
– Land Development, Engineering and Capital Projects – Water/Sewer, the Truckee Meadows 
Fire Protection District, Washoe County School District and the Nevada Department of 
Transportation. A discussion from the reviewing agencies are provided on pages 13 and 14 of 
this staff report. 

Required findings and recommendation (MPA12-001) 
 
Findings.  Before adopting a Master Plan amendment  to the Spanish Springs Area Plan all 
three findings of policy SS.17.1 (a),(b) & (c) and policy SS.17.2 (a thru i) must be made.  
Additionally, WCC 110.820.15 (d) requires that at least three of the required findings be made 
by the Planning Commission. 

 

Findings required in policy SS.17.1. (a),(b) & (c) of the Spanish Springs Area Plan 
 

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

 
Staff Comment: The amendment may preserve and advance the vision and 
character statement by providing diverse housing opportunities in the area plan. 
Refer to pages 9 and 11 of the staff report. 

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

and the Washoe County Master Plan. 
 

Staff Comment: Staff has conducted an analysis of the applicable policies within 
the Spanish Springs Area Plan and the Washoe County Master Plan and such 
analysis is contained within this report. 

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

Staff Comment:  Policies have been drafted specifically for the Village Residential 
Character Management Area 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 policies. 

 
Findings required in policy SS.17.2. (a) through (i) of the Spanish Springs Area Plan 

 
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. 
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Staff Comment: The applicant has submitted a feasibility study relative to water, 
sewer and storm water that identifies the improvements likely to be required to 
support the intensification of the subject 39 acre property. Refer to pages 13 and 14 
of the staff report. 

 
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.  

 
Staff Comment: The applicants have submitted a traffic analysis that identifies the 
impacts to the adopted level of service and improvement needs based on the 
intensification proposed for the subject 39 acre parcel. Refer to page 14 of the staff 
report. 

 
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 

 
Staff Comment: This finding is not applicable to this request as it does not involve 
commercial or industrial land use intensification, but rather is requesting to remove 
both commercial and industrial land use. 

 
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. 

 
Staff Comment: The intensification of the subject 39 acre property will not exceed 
Washoe County’s policy growth level for Spanish Springs per 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 Commission. 

 
Staff Comment: The proposed land use change to Suburban Residential will not 
result in a drop below the established policy level of service for transportation. 
Additionally, the proposed land use change will result in an overall reduction in the 
traffic volumes as compared to the traffic volumes potentially generated by the 
existing land use and zoning. Refer to page 14 of the staff report. 
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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. 

 
Staff Comment: 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. Refer to page 14 of the staff 
report. Additionally, the applicant’s roadway improvements are discussed in Exhibit 
G (Village Residential Design Guidelines). 

 
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. 

 
Staff Comment: This finding is not applicable as there is no request to amend 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 
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. 

 
Staff Comment: The proposed land use change will not exceed the policy growth 
level established in the Area Plan and would not result in exceeding Washoe County 
School District’s design capacities. 

 
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. 

 
Staff Comment: This finding is not applicable; no approved special use permit will be 
impacted by the proposed request. 
 

 
 

Findings required in WCC110.820.15(d) 
 

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