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Subject: Report to Washoe County Board of Commissioners on Master 
Plan Amendment Case Number MPA15-004 and Regulatory Zone 
Amendment Case Number RZA15-006 

Applicant:   Sugarloaf Peak, LLC 

Agenda Item Number:  9D 

Summary: Hearing, discussion and possible action to send a report to the 
Washoe County Board of Commissioners on their approval of 
appeal of Master Plan Amendment Case Number MPA15-004 and 
Regulatory Zone Amendment Case Number RZA15-006  

Recommendation: Send a report to the Washoe County Board of Commissioners  

Prepared by: Roger Pelham, MPA, Senior Planner 
 Washoe County Community Services Department 
 Planning and Development Division 
 Email: rpelham@washoecounty.us  
 Phone:  775.328.3622  

   

Description   

Master Plan Amendment Case Number MPA15-004 and Regulatory Zone Amendment 
Case Number RZA15-006 (Sugarloaf Ranch Estates) – Discussion and possible action to 
send a report to the Washoe County Board of Commissioners regarding the Board’s potential 
decision to approve the following two amendment requests despite the Planning Commission’s 
original denial:  

(1) To adopt an amendment to the Washoe County Master Plan, Spanish Springs Area Plan 
to change the Master Plan Category on one parcel of ± 39.84 acres from a mix of 
Industrial (I), Commercial (C) and Open Space (OS) to Suburban Residential (SR); and  

(2) Subject to final approval of the associated Master Plan change, to recommend adoption 
of an amendment to the Spanish Springs Regulatory Zone Map, changing the 
Regulatory Zone from a mix of Open Space (OS), Industrial (I) and Neighborhood 
Commercial (NC) to Medium Density Suburban (MDS). 

• Applicant / Property Owner: Sugarloaf Peak, LLC., 2777 Northtowne Lane 
 Reno, NV   89512 

• Property Location: North side of Calle De La Plata, approximately 2/10 of a mile 
east of its intersection with Pyramid Highway 

• Parcel Size: ±39.84 
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• Assessor’s Parcel No: 534-562-07 
• Existing Master Plan: Commercial (C), Industrial (I), Open Space (OS) 
• Proposed Master Plan: Suburban Residential (SR) 
• Existing Regulatory Zone: Neighborhood Commercial (NC), Industrial (I), Open Space (OS) 
• Proposed Regulatory Zone: Medium Density Suburban (MDS) 
• Citizen Advisory Board: Spanish Springs 
• Area Plan: Spanish Springs 
• Commission District: 4 – Commissioner Hartung  
• Section/Township/Range: Section 23, Township 21N, Range 20E, MDM,  

Washoe County, NV 
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Summary 

Master Plan Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case 
Number RZA15-006 for Sugarloaf Ranch Estates seek to amend the Washoe County Master 
Plan, Spanish Springs Area Plan, to change the Master Plan Category on one parcel of ± 39.84 
acres to change the Master Plan Designation on one parcel of ± 39.84 acres from a mix of 
Industrial (I), Commercial (C) and Open Space (OS) to Suburban Residential (SR) and to 
change the regulatory zone on the same parcel from a mix of Open Space (OS), Industrial (I) 
and Neighborhood Commercial (NC) to Medium Density Suburban (MDS). 

The Planning Commission denied the applications at their December 1, 2015 hearing. The 
denial was subsequently appealed to the Washoe County Board of Commissioners (Board) as 
Appeal Case Number AX15-006. On January 26, 2016, the Board approved the appeal and 
reversed the Planning Commission’s denial, sending both cases back to the Planning 
Commission for a report as required by NRS and County Code. 

Background 

January 26, 2016 – Board of County Commissioners  
After conducting a public hearing, taking public testimony and discussing the proposed Master 
Plan Amendment and Regulatory Zone Amendment applications, the Board approved Appeal 
Case Number AX15-006, voted unanimously to reverse the denial of the Planning Commission, 
and remanded MPA15-004 back to the Planning Commission for a report and also remanded  
back RZA15-006 with instructions to reconsider. 

The minutes of the BCC’s January 26, 2016, meeting are attached to this staff report as Exhibit 
B. Also, a video of the meeting can be viewed at http://bit.ly/23T9sGd. The hearing for this 
appeal (agenda item #16) begins at approximately 01:38:04 into the recording. (For reference, 
the hearing for the similar appeal to the east, for Blackstone Estates, was agenda item #17 and 
begins at 02:01:20.) 

During discussion on the appeals for Blackstone Estates and Sugarloaf Ranch Estates, County 
Commissioners noted they believed the Master Plan Amendment and Regulatory Zone 
Amendment requests on the subject parcel to be appropriate and had a different interpretation 
of the relevant findings for approval. Board members stressed the difference between Master 
Plan and Regulatory Zone Amendments and tangible projects such as tentative maps, along 
with the timing for when infrastructure improvements must be in place. During their discussion, 
Board members stated that adequate infrastructure and public services are not required to be in 
place prior to a density increase authorized in a Master Plan or Regulatory Zone Amendment; 
rather, that adequate infrastructure needs to be in place or conditioned for at the time of 
development. The Board also discussed that the current mix of commercial and industrial 
zoning on the property has the potential to be more intense in terms of traffic and wastewater in 
comparison to the proposed Medium Density Suburban residential regulatory zoning.  

 
 

http://bit.ly/23T9sGd
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December 1, 2015 – Planning Commission 
After conducting a public hearing, taking public testimony and discussing the proposed Master 
Plan Amendment and Regulatory Zone Amendment, the Planning Commission, by a unanimous 
vote, denied Master Plan Amendment Case Number MPA15-004 and Regulatory Zone 
Amendment Case Number RZA15-006 being unable to make all of the required findings of fact. 
The Planning Commission found that the applications were not compliant with the Spanish 
Springs Area Plan, particularly the Character Statement, which reads in relevant part, “Outside 
the suburban core, a transition to a more rural character occurs.” The Planning Commission 
also found that a change of up to three dwellings per acre adjacent to existing ten-acre parcels 
did not allow the creation of a transition area and that the application created potential for 
additional burdens to be placed upon community services such as schools and public safety 
services. They also found that traffic at the intersection of Calle De La Plata and Pyramid 
Highway is already bad and that allowing additional residential density in that area without first 
addressing traffic issues was detrimental to the surrounding area. 

November 4, 2015 – Spanish Springs Citizen Advisory Board 
After discussion, the CAB, by a unanimous vote, recommended denial of both the Master Plan 
Amendment (MPA) and Regulatory Zone Amendment (RZA), citing concerns over the change to 
the character of the area, concerns regarding traffic and provision of services and lack of 
transitional zoning between more and less intense zoning designations. 

Planning Commission Request for Action 

The Planning Commission is requested to discuss and take action to send a report to the Board. 
The report to the Board is required for the Master Plan Amendment pursuant to Washoe County 
Code Section 110.820.35, as stated below: 

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

It is requested that the Planning Commission include within the required report its comments 
and discussion on the Regulatory Zone Amendment. The Planning Commission may choose 
one of the following options: 

1. Report back to the Board with a recommendation of approval for the Master Plan 
and/or Regulatory Zone Amendment requests with applicable findings. 

2. Report back to the Board by collectively or individually commenting on the action 
taken and findings made by the Board of County Commissioners (BCC). 
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Requirements of Planning Commission’s Report 

As noted in the previous section of this report, the applications have been referred back to the 
Planning Commission, by the Board for a report on the action taken by the Board, to reverse the 
decision of the Planning Commission. 

There is no required format or contents for the report. The Planning Commission (PC) may 
choose to simply make observations, recommendations, and comments regarding the findings, 
and/or to give collective or individual comments about the proposed amendments. The report 
from the PC to the BCC is tentatively scheduled to be considered by the BCC on April 12, 2016, 
at which time the BCC has the ability to take final action on both the Master Plan Amendment 
and the Regulatory Zone Amendment applications. Any action taken on the Master Plan 
Amendment by the Board will not become effective until the amendments are reviewed by the 
Regional Planning Commission for conformance with the Truckee Meadows Regional Plan. 
Final action on the Regulatory Zone Amendment would be contingent upon final approval of the 
Master Plan Amendment after a conformance finding with the Regional Plan. 

Review of Findings 

Before adopting any Master Plan amendment, Washoe County Code (WCC) Section 
110.820.15(d) requires that at least three of the required findings be made. Similarly, WCC 
Section 110.821.15(d) requires all relevant findings to be made to recommend approval of a 
Regulatory Zone amendment. Additionally, any amendment to the Spanish Springs Area Plan 
must make all three findings of policy SS.17.1 (a),(b) & (c) and all relevant findings of policy 
SS.17.2 (a thru i).  The Washoe County Board of Commissioners made all of the following 
required findings in the affirmative during their reversal of the Planning Commission’s denial of 
MPA15-004 and RZA15-006 and approval of appeal in AX15-006. 

Required Findings for Master Plan Amendment 

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

2. Compatible Land Uses. The proposed amendments will provide for land uses which are 
compatible with (existing or planned) adjacent land uses, and will not adversely impact 
the public health, safety or welfare. 

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

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

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

Required Findings for Regulatory Zone Amendment 

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

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

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

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

5. No Adverse Effects. The proposed amendment will not adversely affect the 
implementation of the policies and action programs of the Washoe County Master Plan. 

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

Required Findings for Amendments to the Spanish Springs Area Plan 

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. 

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 
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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. 

c. (NOT APPLICABLE) For commercial and industrial land use 
intensifications, the overall percentage of commercial and industrial 
regulatory zone acreage will not exceed 9.56 percent of the suburban 
Character Management 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. 

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. 

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

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. 

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 operations of 
its permitted activities. 

Recommendation 

Staff recommends that the Planning Commission send a report to the Washoe County Board of 
Commissioners regarding Master Plan Amendment Case Number MPA15-004 and Regulatory 
Zone Amendment Case Number RZA15-006.  

Possible Motion 

“I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
provide a report to the Washoe County Board of Commissioners regarding Master Plan 
Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case Number 
RZA15-006 containing the following: (insert appropriate comments/information).” 

 





























































































































































































































































































































































































































































































































































































































 

PAGE 18  JANUARY 26, 2016 

12:31 p.m. There being no further business to discuss, the meeting was adjourned 
without objection.  
 
 
 
      _____________________________ 
      KITTY K. JUNG, Chair 
      Washoe County Commission 
ATTEST:  
 
 
 
 
_______________________________ 
NANCY PARENT, County Clerk and 
Clerk of the Board of County Commissioners 
 
Minutes Prepared by: 
Michael Siva, Deputy County Clerk  
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