
1

PLANNING COMMISSION 
STAFF REPORT

Date: May 18, 2016

To: Reno City Planning Commission

Subject: 4.1.  Staff Report (For Possible Action - Recommendation to City Council): 
Resolution No. 08-15 Case No. LDC16-00025 (Sky Vista Master Plan 
Amendment) - This is a request for a Master Plan Amendment to remove 
±55.55 acres of High Density Suburban/Low Density Residential 3-7 dwelling 
units/acre from the Reno-Stead Corridor Joint Plan and to re-designate 
±55.55 acres to City of Reno Mixed Residential 3-21 dwelling units/acre.  The 
±55.5 acre site is located along the south side of Sky Vista Parkway, ±900 feet 
west of its intersection with Trading Post Road.  This is an amendment to the 
Reno-Stead Corridor Joint Plan, which requires joint hearings before the 
City of Reno and Washoe County. vak

From: Vern Kloos, Senior Planner

Ward #: 4
Case No.: LDC16-00025 (Sky Vista Master Plan Amendment)
Applicant: Chuck Bluth
APN Number: 086-380-15
Request: This is a request for a Master Plan Amendment to remove ±55.55 acres of 

High Density Suburban/Low Density Residential 3-7 dwelling units/acre 
from the Reno-Stead Corridor Joint Plan and to re-designate ±55.55 acres 
to City of Reno Mixed Residential 3-21 dwelling units/acre.

Location: The ±55.5 acre site is located along the south side of Sky Vista Parkway, 
±900 feet west of its intersection with Trading Post Road.  This is an 
amendment to the Reno-Stead Corridor Joint Plan, which requires joint 
hearings before the City of Reno and Washoe County.

Proposed Motion: Based upon compliance with the applicable considerations, I move to 
adopt the amendment to the Master Plan by resolution and recommend 
City Council do the same, subject to conformance review by the Regional 
Planning Agency.

Background: The purpose the Reno-Stead Corridor Joint Plan (RSCJP) is to identify a 
framework for future growth and development in this area for residents, property owners, 
Washoe County and the City of Reno.  The initial release of the RSCJP was based on the 1996 
Truckee Meadows Regional Plan.  In 2010 the RSCJP was drastically updated but maintained 
the main purpose and goals of the plan.  The 2010 update accounted for the many updates to the 
overall City of Reno Master Plan and the Washoe County Comprehensive Plan because much of 
the information in the plan had become out of date or duplicative. 
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The 2010 version of the plan was a response to the request by the Citizen Advisory Board and 
the Neighborhood Advisory Board to improve communications related to development within 
the subject area.  The RSCJP area includes 4,309 acres.  The joint plan area is generally 
described as bounded to the west by Red Rock Road, to the north by properties around Tholl 
Road, to the east by the community of Golden Valley, and to the south by the neighborhoods of 
Horizon Hills and Anderson Acres (Refer to Exhibit A, Vicinity Map). 

The joint plan respects the environmental constraints as well as existing and adjoining planned 
land uses.  The joint planning process incorporated citizen input gathered at numerous 
workshops and public meetings.  Citizens, landowners and the City of Reno and Washoe County 
Planning Commissions helped shape the land use plan and policies that address important land 
use relationships.  The policies contained in the joint plan are designed to preserve desired 
community characteristics as the area matures during the 20-year plan period.  The Regional 
Planning Commission (RPC) designated this area as a joint plan area in 1996, with 
recommendations from the workshops.  The RSCJP was required to be consistent with the 2007 
Truckee Meadows Regional Plan.  The joint plan was approved by both Planning Commissions, 
Reno City Council and Washoe County Commission, and was found to be in conformance with 
the Regional Plan.  The RSCJP amendment must was also be certified by the Reno City Council 
and Washoe County Commission.  Since the original adoption of the plan, the City of Reno has 
processed all discretionary development and ministerial approvals within the sphere of influence. 
Washoe County administers all discretionary development and ministerial approvals for lands 
outside of the City’s sphere of influence.  Parcels within the City’s sphere of influence are lands 
the City plans to annex within the 20-year plan period in accordance with an annexation plan per 
NRS 268.625.  Approval of this amendment will reduce the RSCJP area by ±55.55 acres and 
remove this property from the requirements of the Plan.  A discussion of the effects of this 
amendment on the RSCJP policies is provided below in the Reno-Stead Corridor Joint Plan 
section of this report.

The project site currently has a Master Plan land use designation of High Density Suburban/Low 
Density Residential 3-7 dwelling units/acre in the RSCJP.  The applicant is requesting a Master 
Plan amendment to remove the property from the Plan and re-designate it to a City of Reno land 
use designation of Mixed Residential 3-21 dwelling units per acre.  To maintain Master Plan and 
zoning consistency on the site, the applicant is processing a concurrent zoning map amendment 
from High Density Suburban/Low Density Residential 3-7 dwelling units/acre in the RSCJP to a 
City of Reno zoning designation of Multifamily-14 dwelling units per acre (MF14).  If the 
Master Plan Amendment is approved, then the property would be removed from the Plan.  The 
Master Plan amendment requires joint hearings by the Reno and Washoe County Planning 
Commissions and the Reno City Council and Washoe County Commission, as well as 
conformance review by the Regional Planning Commission.  The zoning map amendment 
hearing is scheduled for the May 18, 2016 Reno Planning Commission after consideration of this 
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Joint Reno City/Washoe County Planning Commission Master Plan amendment.  Should the 
zoning map amendment be approved by City Council, it would allow the potential for 778 
residential and the potential to generate ±.45 million gallons of sewage per day (GPD).  If these 
thresholds are exceeded then the associated project would require conformance review by the 
Regional Planning Commission as the potential number of units based on the new zoning 
exceeds the 625 housing unit and 187,500 GPD thresholds for a Project of Regional Significance 
(PRS). Since there is no project associated with these requests, the PRS would be reviewed at 
such time as a project comes forward which exceeds these thresholds.

According to the applications, the Master Plan and zoning map amendments have been requested 
to accommodate a future multifamily development on the site.  Development of more than 50 
multifamily units on the site would require approval of a special use permit (SUP).  The project 
site is currently vacant and is impacted by three watersheds with multiple channels flowing 
through the site from south to north.  However, only the channel located along the west side of 
the site is considered a major drainageway because it drains more than 100 acres (Exhibit B).  
Impacts to the major drainageway would be addressed as applicable, during review of any SUP 
and/or tentative map to construct a multifamily or any other project on the site. 

In general, the Mixed Residential designation is for residential uses from 3 to 21 dwelling units 
per acre.  Based on the location of the site and in conjunction with the zoning map amendment to 
MF14, this designation is suitable where all urban services and utilities are available and for 
developments less than 14 dwelling units per acre.  This designation provides for single family, 
additions of units in the rear of single family residences, low and medium density multifamily 
housing, and cluster residential development.  Neighborhood commercial uses less than 4 acres 
including offices, small-scale retail and restaurants are also appropriate, but would require non 
residential zoning, which has not been requested (see land use and zoning chart below).  

The High Density Suburban/Low Density Residential (HDS/LDR) 3-7 dwelling units/acre in the 
RSCJP is for predominantly single family detached housing at 3 to 7 dwelling units/acre.  Small 
neighborhood and civic uses to service the needs of residents may also be permitted.

The following table lists the zoning designations that conform to the proposed City of Reno 
Mixed Residential (MR) and the existing RSCJP HDS/LDR 3-7 dwelling units/acre Master Plan 
land use designations.

Land Use Designation City of Reno 
(proposed)

Conforming Zoning District

MR
(3-21 du/ac and some commercial use)

SF15, SF9, SF6, SF4, MF14, MF21, PO, GO, NC, PUD, SPD, PF, 
OS  (MF14 proposed)

Land Use Designation RSCJP (Existing) Conforming Zoning Districts (City of Reno) 
HDS/LDR 3-7 dwelling units/acre. SF15, SF9 SF6



4

Analysis:

Land Use Compatibility:  The project site has a Master Plan land use designation of High 
Density Suburban/Low Density Residential 3-7 dwelling units/acre (HDS/LDR) in the RSCJP. 
This designation is consistent with the HDS/LDR designations on the adjacent properties to the 
north and east across Sky Vista Parkway.  The current HDS/LDR designation is compatible with 
the General Commercial (GC) designation in the RSCJP to the east, US 395 to the south and the 
MR and Urban Residential/Commercial (UR/C) City of Reno designations to the west.  Although 
the GC property to the east and MR/UR/C properties to the west are vacant, their existing 
designations allow the zoning potential for higher intensity residential and commercial uses that 
would be more appropriate adjacent to the proposed MR designation.  A Master Plan amendment 
to Mixed Residential (MR) will provide a reasonable transition between the HDS/LDR 
designation to the north and east and be more consistent with the GC and UR/C designations to 
the east and west, while creating consistency with the MR designation to the west.  The MR 
designation would also be more appropriate adjacent to US 395 as the number and type 
(multifamily) of units anticipated under the requested MF14 zone could be clustered, screened 
and buffered to account for the freeway.

The proposed Mixed Residential (MR) Master Plan land use designation also supports zoning 
designations that are compatible with the existing surrounding zoning designations.  The MF14 
zoning requested will be consistent with the SF6 zoned properties to the north, east and west and 
the future commercial uses on the adjacent AC zoned property to the east within the RSCJP. 
With the exception of the North Valleys Regional Park to the north, all surrounding properties 
are vacant.  As such, any development that will occur on the site will be buffered from the 
existing single family zoned properties to the north and east by the ±100 foot wide right-of-way 
for Sky Vista Parkway and to the west by residential adjacency standards in code.  This 
separation provides a reasonable buffer for any potential single family development that could 
occur on the SF6 zoned properties to the north and east.  Additional buffering such as: 
landscaping, increased setbacks and/or berms or walls could be provided at such time as each site 
is developed.  It is important to note that any project(s) developed on the project site of more 
than four dwelling units, based on the requested MF14 zoning, would require approval of a Site 
Plan Review (5-49 apartment units) or a special use permit (SUP) for 50 or more apartment 
units.  Any non-residential development would require a SUP for a non-residential project 
located adjacent to single family residentially zoned property.  As part of the SUP process, the 
property will be required to comply with all of the current code standards with regard to parking, 
residential adjacency standards, landscaping, architecture, lighting, screening, noise, etc.  Finally, 
this site contains a major drainageway, which also requires a SUP to be approved should any 
development disturb the drainageway. 
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The proposed MR designation would also be appropriate adjacent to the General Commercial 
property zoned AC to the east as the densities and uses allowed in the conforming MR zoning 
districts provide a better transition to the office and commercial uses than allowed in the existing 
master plan and zoning designations (HDS/LDR/SF6) on the site.  The MR and UR/C to the west 
allow the potential for the same or higher intensity zoning and uses as allowed in the proposed 
MR designation.  It should be noted that the proposed MR designation also allows all of the 
zoning designations (SF15, SF9 and SF6), allowed in the existing HDS/LDR designation on the 
site.

Based on the descriptions for the existing and proposed Master Plan designations when 
combined with the requested zoning map amendment to MF14, the primary difference is the 
potential number of units allowed on the site could be twice what is currently allowed with the 
SF6 zoning.  Both the existing SF6 and the requested MF14 zoning allow multifamily units to be 
placed on the site, require 20% site landscaping and are limited to a maximum 35 foot building 
height. 

City of Reno Master Plan Amendment: The requested Mixed Residential (MR) land use 
designation is consistent with the vision of all applicable elements of the Reno Master Plan.  
Application of specific policies towards project development would be reviewed during the site 
plan review, special use permit and/or tentative map process, as applicable. 

Land Use Plan: The existing HDS/LDR Master Plan land use designation allows for single 
family residential development with a density of 3 to 7 dwelling units per acre.  A change to the 
Mixed Residential land use designation is appropriate with all locational criteria identified in the 
Land Use element of the City or Reno Master Plan. Specifically, mixed residential land use 
designations are appropriate where: 1) all urban services and utilities such as sewer, water, and 
emergency services are available to the site; 2) a commercial development is less than four acres; 
3) access is taken off of an arterial, collector, or local street; 4) bicycle and pedestrian access can 
link residential to commercial uses; and 5) the site is located within one mile of a community 
park.  The project site has access to all necessary utilities and can be adequately served by both 
the Fire and Police Departments, as discussed below in the Public Safety and Public 
Improvements sections. Further, the project will be residential with access directly off of a minor 
arterial street and will be required to install sidewalk upon development.  Finally, the site is 
adjacent to the North Valleys Regional Park.

Policy Plan: Changing the Master Plan to MR on this site is consistent with the following 
applicable Master Plan Policies: …support a fiscally responsible urban form…(C&R-5); …work 
with area service providers to ensure that the water supply, water treatment and distribution 
capacity, sewage treatment and road network is capable of serving present and future demand 
within the city (C&R-7); …encourage new development projects in areas with existing streets, 
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sewer lines and fire stations… (GI-4); Maximum use of existing public facilities and services 
should be supported through encouraging new development to occur at higher densities, when 
appropriate, and through the development of vacant and underutilized land (GI-14); … levels of 
service must be maintained as identified in the Land Use and PSFI plans… (GI-16); and …site 
access should be safe, convenient and logical… (P-1).

Reno-Stead Corridor Joint Plan (RSCJP): There are several policies in the RSCJP that would be 
applicable to development of this property should it remain in the RSCJP. The applicable 
policies are listed below with a discussion as to how they would be addressed under the 
jurisdiction the City of Reno should the site be removed from the RSCJP.

Conservation Policies:

C.2 Protect and preserve water resources including drainageways, floodplains, stream 
environments and wetlands in accordance with the applicable City or County stream 
zone protection and conservation ordinances based on zoning jurisdiction.

Staff Comment: Review of any project on the site which disturbs the major 
drainageway, would require review of a special use permit in compliance with the 
City’s Drainageway Protection Standards (DPS). This would be required whether the 
site remains in the RSCJP or under the City’s MR Master Plan designation proposed in 
this application. 

C.2.1 The use of major drainageways as undeveloped buffers between areas of development 
is encouraged.  Undeveloped drainageways should also be used for pedestrian, 
equestrian or bicycle access into the Peavine Mountain area and other open space areas 
where appropriate.  Access routes along major drainageways should include sufficient 
width for a trail easement.  Motorized vehicle access should be restricted where 
appropriate.

Staff Comment: The issues contained in this policy would be addressed as applicable 
with review of the Major Drainageway SUP and as required in City code. 

C.2.2 Development proposals that incorporate wetlands or other stream environments shall 
comply with the requirements of the City’s Major Drainageways Plan and Wetland and 
Stream Environment Policy, or Article 438, Significant Hydrologic Resources, of the 
County’s Development Code, as applicable in each jurisdiction.

Staff comment: The issues contained in this policy would be addressed, as applicable, 
with review of the Major Drainageway SUP and the Wetland and Stream Environment 
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Policy as required in the City code. There are no identified wetlands or stream 
environments on the site

C.3.3 The color of building materials including that of structures, retaining and masonry walls 
shall be consistent with that of the natural terrain.  Reflective material should not be 
used.

Staff Comment: The issues contained in this policy would be addressed, as applicable, 
with review of the special use permit. City code and Master Plan Policies also address 
these issues, which would be required whether the site remains in the RSCJP or under 
the proposed City MR Master Plan designation.

C.3.4 Signage, exposed utility poles and billboards that contribute to visual clutter shall be 
evaluated during development review. Utilities shall be placed underground. Existing 
billboards shall be removed in conjunction with new development along the U.S. 395 
corridor.

Staff Comment: City code requires all new or relocated overhead utilities to be placed 
underground. Signs would be reviewed for compliance with code with the applicable 
discretionary review or building permit. There are no off premises signs (Billboards) on 
the site and they are prohibited in the existing SF6 and proposed MF14 zoning. 

Land Use Policies:

LU.1 Provide clearly defined, effective and efficient procedures for development review in 
the Sphere of Influence by the City of Reno and Washoe County.

LU.1.3 The City land use and development standards will apply within the Sphere of Influence 
as authorized by NRS 278.02788.

Staff Comment: Removal of this property from the RSCJP will maintain the 
applicability of City land use and development standards for this property. The 
remaining policies in this sub section related to ensuring compatibility; and providing 
appropriate transitions between existing and new development are not applicable as all 
surrounding properties are vacant.

LU.6.1 To avoid monotonous linear development, multi-family development should be 
designed in small clusters as neighborhood units. Vertical and horizontal offsets should 
be required to visually reduce building mass and create individual spaces (courtyards, 
seating arrangements, etc.) for multifamily projects. 
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Staff Comment: These design elements are addressed in City Master Plan policies and 
code and would be further reviewed for compliance during the project SUP and 
building permit process.

LU.6.2 New development requiring discretionary approval shall be noticed to neighboring 
property owners within 750 feet, with a minimum of 30 property owners. Development 
proposals shall be presented to both the City of Reno Ward Four North Valleys 
Neighborhood Advisory Board (NAB) and the Washoe County North Valleys Citizen 
Advisory Board (CAB).

Staff Comment: City code requires the same minimum notice as this policy. Current 
City procedures require development projects to be presented to the Ward Four NAB; 
and to be presented to the County North Valleys CAB when projects abut Washoe 
County jurisdiction. 

Parks and Open Space:

PSF.2 Encourage that new development in the joint plan area preserve the existing view shed 
toward Peavine Mountain.

PSF.2.1 New residential, commercial and industrial development applications should include a 
view shed analysis depicting the implication of building height and mass on existing 
development as it relates to the views toward Peavine Mountain. The view shed 
analysis shall enable residents to visualize and determine if their views of Peavine 
Mountain will be negatively impacted by proposed development.

Staff Comment: Although this policy would no longer apply to this property the two 
story, low density nature of what could be developed on the site whether single family, 
multifamily or commercial would have a minimal impact on the view shed of Peavine 
Mountain 

Transportation: As currently contained in the Plan any project on the site would continue to be 
reviewed by the City for: consistency with the Regional Transportation Commission Streets and 
Highways System map and associated current documents; and for provision of public 
transportation service to the site.

Master Plan Amendment Considerations: In order to approve a Master Plan amendment, certain 
considerations must be found (please see the master plan considerations located after the legal 
requirements section at the end of this report for the specific wording of each consideration). 
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For Planning Commission: Changing the land use designation from High Density Suburban/Low 
Density Residential 3-7 dwelling units/acre RSCJP to City of Reno Mixed Residential 3-21 
dwelling units/acre is consistent with adopted Reno Master Plan policies and placement criteria 
and bears relation to the planning and physical development of the City (MP considerations a & 
b). 

Public Safety:  Reno Fire Department staff indicated that all future development on the site will 
be required to comply with the 2012 edition of the International Fire Code as amended and 
adopted by the City of Reno.  Such compliance includes, but is not limited to: fire department 
access, fire sprinkler systems, fire alarm systems and fire hydrant placement.  This project is 
located ±3 miles from Fire Station No 9 with an estimated response time of 6-8 minutes, which 
falls within the 10 minute response time goal.

Police staff had no comments related to this Master Plan amendment request.  However, they 
indicated that the Stead area is generally patrolled by only one officer during any given shift; and 
the patrol area ranges from Cold Springs to Lemmon Valley.  Based on recent growth in the 
North Valleys, additional resources to this area will likely be needed to provide quality and 
timely service.  Because this property could generate ±1,700 additional residents, the project will 
affect the availability of police resources in this area.

Public Improvements:  From the application materials presented, the zoning and potential 
projects resulting from the proposed Master Plan amendment to MR will have an impact on City 
infrastructure.  Required sewer conveyance and treatment is anticipated to increase.  There is 
existing City of Reno sanitary sewer infrastructure available in Sky Vista Parkway, 
approximately 1,000 feet west of the site at its intersection with Trading Post Road.  With future 
development, the applicant will be required to extend the interceptor from its current terminus to 
the site as well as construct all required onsite infrastructure to serve the development.  Drainage 
from the site will ultimately discharge to Swan Lake (a.k.a. Lemmon Lake Playa).  Future 
development of the site will need to account for the increased volume of runoff generated.  The 
typical design storm used is the 10-day, 100-year for volumetric mitigation.  Onsite 
detention/retention basins are anticipated to be required with future development.  Any new 
development on the site will be required to obtain domestic water service from Truckee 
Meadows Water Authority (TMWA) or other recognized public water service purveyor, and 
connect to the City sewer system.  .

The revised application indicates that one major drainageway traverses the site.  With future 
development the applicant will be required to process a SUP for disturbance of a major 
drainageway; or avoid the drainageways with the development. 
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Access, Traffic and Circulation: The applicant provided a trip generation letter to assess the 
increase in traffic that may be generated by a project based on the proposed zoning map 
amendment to MF14.  The letter indicates a multifamily project with 778 units will generate 
±5,167 average daily trips (ADT) which is an increase of ±1,330 ADT above what the current 
SF6 zoning with 403 single family homes on the site (3,837 ADT) would generate.  As indicated 
in the trip generation letter this project would generate more than 200 peak hour trips.  Therefore, 
the applicant will be required to provide a full traffic report with any application for a tentative 
map or special use permit to determine what traffic and access mitigations and improvements are 
necessary to support the project.  The project design is also required to address safe and adequate 
vehicular and pedestrian access and internal circulation.

The Regional Transportation Commission (RTC) identifies this section of Sky Vista Parkway as 
being widened to 4 lanes in the 2023-2035 timeframe in the 2035 Regional Transportation Plan 
(RTP).  The existing right-of-way for Sky Vista Parkway is sufficient to accommodate the 
proposed widening.  However, additional turning lanes, if required by future development of this 
parcel, may require additional right-of-way. Due to the additional manufacturing and 
warehousing development occurring in the North Valleys, the City has requested the Regional 
Transportation Commission (RTC) to perform a corridor study of the North Valleys area.  An 
800 unit apartment development for this parcel is being included in the RTC modeling for the 
RTC corridor study.  Recommendations from this corridor study may result in additional traffic 
related improvements in the area or a change in the timing of proposed improvements.

Other Reviewing Bodies:  

Washoe County Community Services Department Planning and Development Division: Washoe 
County staff submitted comments and concerns related to this Master Plan amendment (Exhibit 
C).  County staff’s comments included several issues they believe should be addressed as 
development occurs including: continuation of cooperative agreements between the City and 
County for police and fire protection to ensure future residents and businesses in the area receive 
the most cost effective police and fire services; utilizing proper detention and runoff release 
methods to protect downstream properties from storm water run-off; provision of appropriate 
storm water filtration to keep pollutants from impervious surface storm water runoff from 
entering the Swan Lake Playa and wetlands; and ensuring that the access design to/from the site 
is as safe as possible. In addition to the above general comments, County staff cited four design 
criteria in the RSCJP that should be addressed during review and development of the site. These 
included: drainageway protection policies; buffering which includes edge matching and building 
height which both apply only if adjacent properties are developed prior to development of this 
site; and multifamily development which should be clustered as neighborhood units and provide 
building articulation.  The County staff comments related to drainage, access design and the Joint 
Plan criteria are addressed in City code and would be reviewed as part of any site plan review, 
special use permit and or tentative map to ensure they are properly addressed and mitigated as 
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appropriate. 

Included with the County staff comments (Exhibit C), were comments from Truckee Meadows 
Fire Department (TMFD) staff, which indicate TMFD is the closest fire responder to the site and 
would abide by state law provisions to be the first responder to a fire event on this property.

Washoe County School District:  Comments received from the School District indicate that the 
MF14 zoning associated with this Master Plan amendment is anticipated to generate ±261, K-12 
students. This project is located within the attendance zone area of Lemmon Valley Elementary 
(111 new students), O’Brien Middle (111 new students) and North Valleys High Schools (39 
new students).  According to School District staff, Lemmon Valley Elementary is projected to be 
at 103% of capacity (734 students) for the 2015/2016 school year.  O’Brien Middle is projected 
to be at 67% of capacity (1,025 students) for the 2015/2016 school year.  North Valleys High is 
projected to be at 97% capacity (2,061 students) for the 2015/2016 school year.  Although two of 
the schools serving this project are currently under capacity and one is over capacity, School 
District staff recommends that a condition be attached to any future development project to 
require the developer/project owner to disclose that students in this apartment complex may be 
assigned to the nearest school(s) with available capacity in the event that the zoned schools 
cannot accommodate additional students. This condition can be added to the affected SUP or 
tentative map.

Neighborhood Advisory Board:  This project was reviewed by the Ward Four Neighborhood 
Advisory Board (NAB) on November 20, 2015. This project was also presented to the North 
Valleys Citizens Advisory Board (CAB) on December 14, 2015 and February 8, 2016. A copy of 
the NAB and CAB meeting comments and minutes is attached to this report (Exhibits D, E & 
F).

Neighborhood Meeting: The applicant noticed and held a neighborhood meeting in accordance 
with NRS 278.210 at the Stead Elementary School on November 17, 2015, to explain the Master 
Plan amendment to area neighbors (Exhibit G).  Six people were in attendance including City 
staff, the applicant, applicant’s representative and three neighbors.  Those in attendance 
expressed concerns with access and traffic generation.  They were assured that these items would 
be more specifically evaluated during the special use permit process. The applicant also noticed 
and held a neighborhood meeting on October 6, 2015 prior to submitting the application to the 
City on October 12, 2015. A copy of both neighborhood meeting comments and minutes is 
attached to this report (Exhibit H).
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AREA DESCRIPTION
LAND USE MASTER PLAN DESIGNATION ZONING

NORTH Regional Park, Vacant Special Planning Area/ Reno-Stead 
Corridor Joint Plan/Parks and 
Recreation & High Density 
Suburban/Low Density Residential 
3-7 du/ac

Parks and 
Recreation 
(Washoe 
Co.), SF6

SOUTH US 395 Freeway N/A

EAST Vacant Special Planning Area/ Reno-Stead 
Corridor Joint Plan/High Density 
Suburban/Low Density Residential 
3-7 du/ac

SF6, AC

WEST Vacant Mixed Residential, Urban 
Residential/Commercial

SF6

Legal Requirements:

RMC 18.05 Master Plan Amendments

Master Plan Considerations:

For the Planning Commission:

(a) Bears relation to the planning and physical development of the City; and

(b) Is so prepared that it may be adopted by the City Council as a basis for the physical 
development of the City. 

For the City Council: 

(a) As may be applied practically to the physical development of the City for a reasonable 
period next ensuing will:

1. Serve as a pattern and guide for that kind of orderly physical growth and 
development of the City which will cause the least amount of natural resource 
impairment;

2. Conform to the adopted population plan and ensure an adequate supply of 
housing, including affordable housing; and 
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3. Form a basis for the efficient expenditure of funds relating to the subjects of the 
City of Reno Master Plan. 

(b) Master plan amendments shall not be in effect prior to the Truckee Meadows Regional 
Planning Commission finding the master plan amendments conform to the Truckee 
Meadows Regional Plan. 

Attachments:
Display Map (PDF)
Location of Site in Reno-Stead Corridor Joint Plan (PDF)
Existing-Proposed Master Plan (PDF)
Exhibit A - Corridor Plan Map (PDF)
Exhibit B - Major Drainageway (PDF)
Exhibit C - Washoe County Staff Comments (PDF)
Exhibit D - NAB Comments (PDF)
Exhibit E - CAB Agenda and Minutes from December 14, 2015 (PDF)
Exhibit F - CAB Agenda and Minutes from February 8, 2016 (PDF)
Exhibit G - November 17, 2015 Neighborhood Meeting Minutes and Sign-In sheet (PDF)
Exhibit H - October 6, 2015 Neighborhood Meeting Minutes (PDF)
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Resolution No. 08-15

RESOLUTION ADOPTING AMENDMENT TO MASTER 
PLAN, PLANNING CASE NO. LDC16-00025, ±55.55 ACRES 
OF PROPERTY, FROM SPECIAL PLANNING 
AREA/RENO-STEAD CORRIDOR JOINT PLAN/HIGH 
DENSITY SUBURBAN/LOW DENSITY RESIDENTIAL 3-7 
DWELLING UNITS/ACRE TO CITY OF RENO MIXED 
RESIDENTIAL 3-21 DWELLING UNITS/ACRE LOCATED 
ALONG THE SOUTH SIDE OF SKY VISTA PARKWAY, 
±900 FEET WEST OF ITS INTERSECTION WITH 
TRADING POST ROAD, AND FURTHER DESCRIBED IN 
PLANNING CASE NO. LDC16-00025, AS A PART OF THE 
LAND USE PLAN, AND RECOMMENDING THE SAME TO 
THE RENO CITY COUNCIL. 

WHEREAS, the City Planning Commission was created by the City Council in June of 1981, in 
part to develop a Master Plan to serve as a guide for City growth and development; and

WHEREAS, the City Planning Commission developed a Land Use Plan as an element of the 
Reno Master Plan; and

WHEREAS, Nevada Revised Statutes sets forth the procedures for adoption of an amendment to 
the Master Plan; and  

WHEREAS, the City Planning Commission has reviewed the supporting documents, studies and 
data pertinent to Amendment to Master Plan, Planning Case No. LDC16-00025; and

WHEREAS, the City Planning Commission has given careful consideration to Amendment to 
Master Plan, Planning Case No. LDC16-00025 on May 18, 2016 and

WHEREAS, the City Planning Commission finds that said Amendment to Master Plan will 
allow the plan to continue to be a suitable and reasonable guide for the growth and physical 
development of the City; and

WHEREAS, the City Planning Commission finds it in the best interests of the citizens of Reno 
to adopt Amendment to Master Plan, Planning Case No. LDC16-00025;

CASE NO. LDC16-00025 (Sky Vista Master Plan Amendment)
APN NO. 086-380-15
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NOW, THEREFORE, BE IT RESOLVED by the Reno City Planning Commission that 
Amendment to Master Plan, Planning Case No. LDC16-00025 is hereby adopted as part of the 
Reno Land Use Plan; and

BE IT FURTHER RESOLVED, that the City Planning Commission recommends that the City 
Council adopt Amendment to Master Plan, Planning Case No. LDC16-00025 as part of the Reno 
Land Use Plan.

Upon motion of Commissioner                                                       ,  seconded by Commissioner                                                                               
, the foregoing Resolution was passed and adopted this          day of                , 20    , by the 
following vote of the Commission:  

APPROVED this          day of                  , 20    .  

_____________________________________
CHAIRPERSON

ATTEST:

                                                                            
PLANNING MANAGER
RECORDING SECRETARY

AYES:
NAYS:
ABSTAIN: ABSENT:
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