Planning Commission Staff Report

Meeting Date: November 1, 2022 Agenda Item: 8C

MASTER PLAN AMENDMENT CASE WMPA22-0006 & WRZA22-0007 (Calle de la Plata
NUMBER: and Village Green Commerce Center Specific Plan)

BRIEF SUMMARY OF REQUEST: To approve a master plan map amendment; a
regulatory zone amendment; and amendments to the
Village Green Commerce Center Specific Plan
STAFF PLANNER: Julee Olander, Planner
Phone Number: 775.328.3627
E-mail: jolander@washoecounty.gov

CASE DESCRIPTION
For hearing, discussion, and possible action to:
1. Adopt an amendment to the Spanish Springs Area Plan, which is a component of the Washoe
County Master Plan, to change the master plan land use designation from Rural Residential
(RR) to Industrial (I) on APN: 534-561-09, which is £10.4 acres in size;

2. Adopt an amendment to the Washoe County Master Plan, Spanish Springs Area Plan,
Appendix D - Village Green Commerce Center Specific Plan to add APN 534-561-09 (located
at 365 Calle De La Plata) to the plan area;

3. Adopt amendments to the Washoe County Master Plan, Spanish Springs Area Plan, Appendix
D - Village Green Commerce Center Specific Plan, to include the following:

a. Update acreage to include APN 534-561-09;

b. Remove specific references to APN 534-561-10 and update all requirements to be the
same for all parcels;

c. Add a Utilities section requiring undergrounding utilities;

e. Amend and update the following sections of the Specific Plan: Development Standards;
Site Planning: Building Height and Fences and Walls; Architecture; Turf Areas: Buffer
Yards; and Public Trail Easement.

f. Remove the following sections of the Specific Plan: Specific Plan Goals; Land Use
Classifications; Transportation Infrastructure; Site Planning: Building Site Coverage,
Parking, Circulation & Sidewalks; Architecture: General Guidelines, Energy Efficient
Tenant Criteria, Figures D-3 & D-4, Building Massing and Form, Mechanical Equipment,
and Building Materials; Signs; portions of Landscaping; Turf Areas: Planting Palette and
Parking Lot Landscaping; Subsequent Review Requirements; Project Financing;
Maintenance; Administrative Approval for Minor Revisions; Design Flexibility; Omissions;
and Definitions.

And if approved, to authorize the chair to sign a resolution to this effect. Any approval would be
subject to further approval by the Washoe County Board of County Commissioners and a finding
of conformance with the Truckee Meadows Regional Plan by the regional planning authorities.
AND

4. Subject to final approval of the associated Master Plan Amendment and a finding of
conformance with the Truckee Meadows Regional Plan, recommend adoption of an
amendment to the Spanish Springs Regulatory Zone Map, to change the regulatory zone from
Medium Density Rural (MDR) to Industrial (I) on APN 534-561-09, which is £10.4 acres in size;
and if approved, authorize the chair to sign a resolution to this effect.
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Authorized in Article 820,
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Article 821, Amendment of
Regulatory Zone
4 — Commissioner Hartung

Commission
District:

Vicinity Map

MASTER PLAN AMENDMENT STAFF RECOMMENDATION

| APPROVE I DENY

POSSIBLE MOTION

| 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 adopt the
resolution contained as Exhibit A of this staff report to amend the Master Plan as set forth in Master Plan
Amendment Case Number WMPA22-0006, having made at least three of the five findings included in
Washoe County Code Section 110.820.15(d) and having found that the amendments are in conformance
with Spanish Springs Area Plan Policies SS.17.1 and 17.2. | further move to certify the resolution and the
proposed Master Plan Amendments in WMPA22-0006 as set forth in this staff report for submission to the
Washoe County Board of County Commissioners and authorize the Chair to sign the resolution on behalf
of the Planning Commission.

(Motion with Findings on Page 18)

REGULATORY ZONE AMENDMENT STAFF RECOMMENDATION

| APPROVE | DENY

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 Planning Commission adopt the resolution included as
Exhibit B, recommending adoption of Regulatory Zone Amendment Case Number WRZA22-0007, having
made all of the following findings in accordance with Washoe County Code Section 110.821.15(d). | further
move to certify the resolution and the proposed Regulatory Zone Amendment in WRZA22-0007 as set forth
in this staff report for submission to the Washoe County Board of Commissioners and authorize the Chair
to sign the resolution on behalf of the Washoe County Planning Commission.

(Motion with Findings on Page 20)
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Explanation of a 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 Planning website at
https://www.washoecounty.gov/csd/planning_and_development, and then select Master Plan &
Maps - or it may be obtained at the front desk of the Washoe County Planning and Building
Division.

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.

o 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.

e 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.

o 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.

e Housing Element. Information, policies and action programs, and maps necessary to
provide guidance to the County in addressing present and future housing needs.

e 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.

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 Board of County Commissioners. 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 six 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 Chapter 110 (Development Code), Article 820, Amendment of Master Plan.

When making a recommendation to the Washoe County Board of County Commissioners to adopt
a master plan amendment, the Planning Commission must make at least three of the five findings
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as set forth in Washoe County Code (WCC) Section 110.820.15(d). If a military installation is
required to be noticed, then an additional finding of fact pursuant to WCC Section
110.820.15(d)(6) is required. If there are findings relating to master plan amendments contained
in the Area Plan in which the subject property is located, then the Planning Commission must also
make all of those findings. A recommendation to adopt the master plan amendment requires an
affirmative vote of at least 2/3 of the Planning Commission’s total membership.

Explanation and Processing of a Requlatory Zone Amendment

The following explains a regulatory zone amendment, including its purpose and the review and
evaluation process involved for an application with such a request. The analysis of the subject
proposal can be found on Page 6.

The purpose of a regulatory zone amendment (RZA) is to provide a method for amending the
regulatory zone maps of Washoe County. The regulatory zone maps depict the regulatory zones
(i.e. zoning) adopted for each property within the unincorporated area of Washoe County. The
regulatory zones establish the uses and development standards applied to each property.

Regulatory zones are designed to implement and be consistent with the master plan by ensuring
that the stability and character of the community will be preserved for those who live and work in
the unincorporated areas of the county. A regulatory zone cannot be changed if it conflicts with
the objectives or policies of the master plan, including area plans that further define policies for
specific communities. The Master Plan is the blueprint for development within the unincorporated
County. Pursuant to NRS 278, any action of the county relating to zoning must conform to the
Washoe County Master Plan.

Evaluation of the proposed regulatory zone amendment involves review for compliance with
countywide policies found in Volume One of the Washoe County Master Plan and applicable area
plan policies found in Volume Two of the Washoe County Master Plan. If the subject parcel(s) is
within a specific plan, joint plan or community plan found in Volume Three of the Master Plan,
then supplemental review shall be required to ensure compliance with the applicable plan.
Additionally, the analysis includes review of the proposed amendment against the findings found
in Article 821 of the Washoe County Development Code and any findings as set forth in the
appropriate area plan.

Requests to change a regulatory zone affecting a parcel of land or a portion of a parcel are
processed under Article 821, Amendment of Regulatory Zone, of the Washoe County
Development Code. Rezoning or reclassification of a lot or parcel from one Regulatory Zone to
another requires action by both the Planning Commission and the Board of County
Commissioners.

The Planning Commission may deny a regulatory zone amendment or it may recommend
approval or modification of an amendment to the Board of County Commissioners. Upon an
affirmative recommendation by the Planning Commission, the Board of County Commissioners
is required to hold a public hearing which must be noticed pursuant to Section 110.821.20 of the
Washoe County Development Code. Final action is taken by the Board of County Commissioners
who may adopt, adopt with modifications, or deny the proposed amendment.

WMPA22-0006 & WRZA22-0007
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Existing and Proposed Master Plan Designation - Side by Side Comparison

Existing and Proposed Requlatory Zone Maps - Side by Side Comparison
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Background

The Village Green Commerce Center Specific Plan (Specific Plan) was developed to allow
industrial uses with specific goals and design standards; to support and promote commerce and
employment in the Spanish Springs area. A master developer would develop the five parcels
(APN: 534-561-06, 07, 08, 09, &10) with standards related to land use, transportation
infrastructure, site planning, architecture, energy efficient, tenant criteria, signs, lighting and
landscaping. The plan also included an administration section with project financing and
maintenance provisions. The Specific Plan was approved in August 2009. With the adoption of
the Specific Plan the three eastern parcels (APN: 534-561-08, 534-561-09 & 534-561-10) were
master planned and zoned Industrial (1). A single-family house is located at 365 Calle de la Plata
(APN: 534-561-09), the residential house became a legal, nonconforming use and structure. The
parcels to the west (APN: 534-561-06 & 7) are owned by Washoe County and are part of the
Spanish Springs Flood Detention Facility as sediment basins.

The Specific Plan has been amended several times. In 2014, the parcel where the single-family
house is located at 365 Calle de la Plata (APN: 534-561-09), was removed from the Specific Plan
by the new property owner. The ownership had changed from when the Specific Plan was adopted
and the new owner did not think that the Specific Plan would be developed with industrial uses.
The master plan designation was amended to Rural Residential (RR) and the regulatory zone
amended to Medium Density Rural (MDR). The most recent amendment (WMPA21-0002) was
approved in January 2022. The owner of APN: 534-561-10 requested to add language throughout
the Specific Plan that modified or eliminated standards for the parcel that would allow fit with
current industrial standards.

Analysis

The current request would bring APN 534-561-09 back within the boundaries of the Village Green
Commerce Center Specific Plan; update this parcel’'s master plan designation from Rural
Residential (RR) to Industrial (1); and update the parcel’s regulatory zone from Medium Density
Rural (MDR) to I. The request would also update select standards and remove sections within the
Specific Plan.

Proposed Master Plan and Requlatory Zone Amendments for APN: 534-561-09

The parcels to the east and south of APN 534-561-09 have a master plan designation of | and
the parcel to the west is Open Space (OS). The parcels to the east and south have regulatory
zoning of | and the parcel to the west is OS (See the maps on page 6). The parcel is within the
Spanish Springs Area Plan in the Suburban Character Management Area (SCMA), which includes
the Specific Plan.

A single-family residence is located on the parcel, which the property owner will remove prior to
any development, if the proposed requests are approved. The parcels to the south and east
(APN: 534-561-08 &10) are vacant with native vegetation. The parcels to the west (APN: 534-
561-06 & 7) are part of the Spanish Springs Flood Detention Facility as sediment basins.

With the various amendments to the Specific Plan, the property owner has recognized that the
Specific Plan will be developed with industrial uses and those uses are not compatible with
residential uses. The property owner has concluded the best use of the property is to return the
parcel to the Specific Plan and amend the parcel’s master plan designation and regulatory zoning.
The proposed amendments will enable the parcel to be developed similar to the adjacent parcels.
This will allow the parcel to be developed with industrial uses, per the standards of the Specific
Plan limiting the building height and providing adjacency requirements.
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Proposed Changes for Village Green Commerce Center Specific Plan

The applicant is requesting the following changing:
o Remove “For parcel 534-561-10 only”, so that all parcels with | regulatory zoning will have
the same standards;
e Update the acreage and maps;

o Add a Utilities section requiring any development project within the plan area to
underground utilities;

WMPA22-0006 & WRZA22-0007
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e Amend various sections related to Development Standards; Site Planning: Building
Height, and Fences and Walls; Architecture; Lighting; Landscaping; Turf Areas: Buffer
Yards; and Public Trail Easement; and

o Remove various sections of the Specific Plan, including the Specific Plan’s Goals; Land
Use Classifications; Transportation Infrastructure; Site Planning requirements related to
General Guidelines, Energy Efficient Tenant Criteria, Figures D-3 & 4, Building Massing
and Form, Mechanical Equipment, and Building Materials; Signs; Site Grading; and
Sustainability.

Staff is also recommending the removal of the following sections with the following reasons:

o Specific Plan Goals and Land Use Classifications. These two sections were appropriate
with a master developer, however with individual property owners the goals and
classifications are no longer applicable. The original intent of the Specific Plan with goals
has changed. The goals were developed to oversee the whole site with a master
developer confirming the goals were followed. The change to individually property owners
has made the ability and need of goals is minimal. The Spanish Springs Area Plan and
WCC can provide direction for developing the parcels.

e Transportation Infrastructure. This section is outdated, with some of the improvements
completed. The updated Transportation Improvement section captures the current needs
of the site.

e Signs, Parking, portions of Landscaping, Planting Palette, Parking Lot Landscaping.
These sections refer back to WCC. Also, the landscape requirements in WCC have been
updated with current and suitable requirements.

¢ Remove the Circulation & Sidewalks section. The original Plan was planned to be
developed as a business park with walkways between the buildings. This is no longer the
plan for the site, with individual property owners.

¢ Remove Subsequent Review Requirements, Project Financing, Maintenance,
Administrative Approval for Minor Revisions, Design Flexibility, Omissions, and
Definitions. These sections were part of the original Specific Plan when there was a
master developer. These sections are no longer the plan for the site, with individual
property owners.

The applicant and staff have closely reviewed the Specific Plan to amend the Specific Plan to
make it worked for future development of the site. The original intent of the Specific Plan with a
master developer has changed and individual property owners will now develop their individual
parcels. Since the approval of the Specific Plan the Washoe County Code (WCC) has been
updated and some sections in the Specific Plan are no longer needed. The WCC provides more
current and appropriate requirements for landscaping and industrial uses adjacent to residential
uses. Staff recommends removal of any sections that reference WCC, as these sections are not
needed.

Maintaining the Specific Plan will continue to allow the site to be developed as a unique industrial
project. The proposed changes will further modernize the Specific Plan, with flexibility for the
individual property owners to meet current needs and standards. Including 365 Calle de la Plata
(APN: 534-561-09) into the Specific Plan will remove residential adjacency issues and will be
more compatible with the surrounding industrial uses. The proposed changes will create a more
current and viable Specific Plan, that will function and better serve the property owners and
Washoe County.

WMPA22-0006 & WRZA22-0007

CALLE DE LA PLATA & VILLAGE
Master Plan Amendment Case Number WMPA22-0006 & WRZA22-(GREEN COMMERCE CENTER

Page 10 of 21 SPECIFIC PLAN



11

Washoe County Planning Commission Staff Report Date: October 13, 2022

Village Green Commerce Center Specific Plan Map with the proposed addition of 534-
561-09

Desired Pattern of Growth

The pattern of growth has evolved in the area. The proposed master plan and zoning amendments
for 365 Calle De La Plata are a reflection of this change. The property owner is requesting the
amendments anticipating the change of the growth pattern in the area. The surrounding parcels
are being developed with industrial uses and the adjacent residential use is no longer the desired
pattern of growth.

Compatible Land Uses

In determining compatibility with surrounding land uses, staff reviewed the Land Use Compatibility
Matrix with the proposed Regulatory Zone. The compatibility matrix is found in the Land Use and
Transportation Element in Volume One of the Washoe County Master Plan. The compatibility
between the proposed and existing adjacent regulatory zones is captured in the table below.

Compatibility Rating of Proposed Regulatory Zone with
Existing Regulatory Zones on Closest Adjacent Parcels

Proposed Existing Regulatory Zones on Compatibility
APN Regulatory Zone Closest Adjacent Parcels Rating
Industrial (1) High
(located to the south & east) Compatibility
534-561-09 Industrial (1)
Open Space (0S) Medium
(located to the west) Compatibility

WMPA22-0006 & WRZA22-0007
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Availability of Facilities

The Specific Plan was approved in 2009 and infrastructure has been planned for the area. There
have been several developments that have occurred since 2004, including large residential
developments to the north. These developments are being constructed or are planned, and
include Blackstone with 214 units and Sugarloaf with 199 units. Utilities have been upgraded in
the area and as development and projects occur, infrastructure has been updated and improved.
The agencies providing utilities did review the application and no comments of concern were
received. With the submittal of building permits utilities will to be reviewed to confirm the
availability of all need facilities.

The Specific Plan’s transportation improvements section was updated with the last amendment
to the Specific Plan and states the following:

The Village Green Commerce Center will be required to improve Calle de la Plata to a
commercial collector roadway standard from the easterly project boundary to the Pyramid
Highway right-of way (ROW). Prior to the submittal of a building permit, each developer shall
enter into an agreement with Washoe County stipulating the transportation improvements to
be constructed by the developer and the timing of construction of said improvements to the
satisfaction of the County Engineer.

Area Plan Evaluation

The subject parcel is located within the Spanish Springs Area Plan. The following is/are the
pertinent policies from the Area Plan:

Relevant Area Plan Policies Reviewed

Polic Brief Policy Description Complies
SS.1.3 Zoning Permitted by Suburban Character Management Area (SCMA)  Yes
SS.1.6 Review findings identified in the Plan Maintenance section Yes
SS.3.1 Meet “LOS C” Yes
SS.4.1 Underground utilities in SCMAs Yes
SS.7.6 Access to existing trails Yes
SS.17.1 & 17.2 | Amendment conforms to all applicable policies Yes

Neighborhood Meeting

NRS 278.210(2) and WCC Section 110.820.20 require a neighborhood meeting for any proposed
master plan amendment. Two neighborhood meetings were held, one in person on June 29,
2022 at the Spanish Springs Library and the other remotely on July 18, 2022 by Zoom. The
attendees had the following questions/comments:

o Traffic, road width and Pyramid Hwy intersection

¢ Need for roadway improvements

e Adhering to the Spanish Springs Area Plan

o Concerns about building height of 40 feet

¢ Noise, lighting, and negative impact to surrounding neighborhood

o Concerns about buildings being 400 feet from residential development
e Opposition of proposal

Master Plan Amendment Public Notice

Notice for master plan amendments must be given in accordance with the provisions of Nevada
Revised Statutes 278.210(1), as amended and WCC Section 110.820.23. Notice was provided

WMPA22-0006 & WRZA22-0007
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in a newspaper of general circulation within Washoe County at least 10 days before the public
hearing date.

A legal ad was placed with the Reno Gazette Journal for October 21, 2022.

Requlatory Zone Amendment Public Notice

Notice for Regulatory Zone amendments must be given in accordance with the provisions of
Nevada Revised Statutes 278.260, as amended.

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 Section 110.821.20
of the Washoe County Development Code.

A minimum of 30 property owners within 750 feet of the area to which the proposed amendment
pertains must be noticed by mail at least 10 days before the public hearing date. Notice must also
be given in a newspaper of general circulation within Washoe County at least 10 days before the
public hearing date.

Noticing for this proposal: 65 property owners within 750 feet of the subject parcels were noticed
by mail not less than 10 days before today’s public hearing. (See Exhibit F)

A legal ad was placed with the Reno Gazette Journal for October 21, 2022.

Agency Comments

The following agencies/individuals received a copy of the project application for review and
evaluation.

Sent to Provided
Agencies . Responded . Contact
o Review Conditions
Environmental Protection X
NDOT (Transportation) X
NDOW (Wildlife) X
Washoe County Engineering & . .
i i X X Robert Wimer, rwimer@washocounty.gov
Capital Projects
Washoe County Land X
Development (All Apps)
Washoe County Water Rights . A i
X X Timber Weiss, tweiss@washoecounty.gov
Manager (All Apps)
WCHD Environmental Health X X James English, jenglish@washoecounty.gov
TMFPD X X DaleWay, dway@tmfpd.us
Regional Transportation X
Commission (All Apps)
Sparks Community Services X X
Dept. jrundle@cityofsparks.us
Truckee Meadows Regional i
. X X Chris Tolley, CTolley@tmrpa.org
Planning
Washoe-Storey Conservation
L ¥ X X Jim Schaffer, shafferjam@gmail.com
District (All Apps)
ATE&T X X Bryson Gordon, bg1853@att.com
NV Energy X
Truckee Meadows Water X
Authority
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Staff Comment on Required Master Plan Amendment Findings

WCC Section 110.820.15(d) requires the Planning Commission to make at least three of the five
findings of fact to recommend approval of the amendments to the Washoe County Board of
County Commissioners. The following findings and staff comments on each finding are presented
for the Planning Commission’s consideration:

1.

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

Staff Comment: The application request is consistent with the policies and action
programs in the Spanish Springs Area Plan and does not conflict with the policies and
action programs of the Master Plan, as detailed in this staff report.

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.

Staff Comment: The proposed master plan designation from Rural Residential (RR) to
Industrial (I) for the one parcel (APN: 534-561-09) will be more compatible with the
surrounding parcels and will not adversely impact the public health, safety or welfare. The
proposal to change to | is compatible with the surrounding parcels to the east and south.
The Specific Plan was developed to allow industrial use with specific requirements to
address residential adjacency concerns. The proposed changes to the text of Plan along
with Washoe County Code updates since the Plan was adopted will maintain those
requirements while updating, removing, and clarifying the language further for all the
parcels within the Specific Plan.

Response to Change Conditions. 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.

Staff Comment: The master plan land use designation amendment is a response to
development that is planned in the area. The current residential use of APN 534-561-09
is not compatible or desirable with the adjacent industrial uses. The proposed changes to
the Specific Plan would include the addition of the parcel APN: 534-561-09 and an overall
update of the Specific Plan to have the same requirements for all parcels. These proposed
changes will create a more cohesive plan, mandating that all parcels have the same
requirements.

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 Master Plan designation.

Staff Comment: The Specific Plan was approved in 2009 and the facilities have been
planned to accommodate the planned uses. The Plan does provide specific requirements
for transportation. Developers will need to comply with the Plan as parcels are developed
and the infrastructure will need to be updated to current requirements as development
occurs. The Health District commented that the residential onsite sewage system and
domestic well would need to be abandoned on APN 534-561-09 when industrial
development occurs. If the applicant’s request is approved, the residential onsite sewage
system and domestic well will be abandoned to develop the parcel with industrial uses.
The application was reviewed by the other agencies and no comments of concern were
received.

WMPA22-0006 & WRZA22-0007

CALLE DE LA PLATA & VILLAGE
Master Plan Amendment Case Number WMPA22-0006 & WRZA22-(GREEN COMMERCE CENTER

Page 14 of 21 SPECIFIC PLAN
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5. 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.

Staff Comment: The proposal is a response to the pattern of growth of the Plan and the
surrounding area. The proposed changes will create a more comprehensive plan for all
parcels within the Specific Plan, which will promote a better growth pattern for the
community.

Spanish Springs Area Plan Findings

Policies

S$S.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 implement the Vision and Character Statement.

Staff Comment: The amendment is to re-designate one parcel and amend the Village Green
Commerce Center Specific Plan. The proposal will continue to implement the Vision and
Character Statement, with the Plan providing “a range of employment opportunities” and
‘increase employment opportunities”.

b. The amendment conforms to all applicable policies of the Spanish Springs Area Plan and the
Washoe County Master Plan.

Staff Comment: The amendment is to re-designate one parcel and to amend and update the
Village Green Commerce Center Specific Plan, which is part of the Spanish Springs Area
Plan. The amendment complies with the Spanish Springs Area Plan and the Washoe County
Master Plan as explained in the staff report.

c. The amendment will not conflict with or diminish the public's health, safety or welfare, including
possible effects upon water quality and quantity.

Staff Comment: The amendment will not conflict with the public's health, safety or welfare,
including possible effects upon water quality and quantity. Any new development will need to
provide the necessary infrastructure and will need to meet current code requirements.

S$S.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.

Staff Comment: The applicant indicates, “A feasibility analysis was performed for the Village
Green Commerce Center Specific Plan approval. The analysis satisfies the feasibility analysis
requirement of the Area Plan for water, sewer and storm water. It is important that the previously
reviewed and approved studies contemplated the Industrial zoning and uses envisioned with this
application.” As parcels are developed the applicant will need to provide documentation for water
and sewer service. Building permits will need to support the intensification and show services are
available to support specific proposed development.

WMPA22-0006 & WRZA22-0007
CALLE DE LA PLATA & VILLAGE
Master Plan Amendment Case Number WMPA22-0006 & WRZA22-(GREEN COMMERCE CENTER

Page 15 of 21 SPECIFIC PLAN




Washoe County Planning Commission Staff Report Date: October 13, 2022

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: According to the applicant, “A traffic impact analysis was completed with the
approval of the Village Green Specific Plan and contemplated industrial use on all parcels
included with this application. Furthermore, as demonstrated with the industrial project to the east
(also included in the Specific Plan), individual traffic impact studies will be required with site-
specific projects to ensure that any needed mitigation improvements are made concurrently with
new development, at the developer's expense.” The Specific Plan has requirements for
transportation improvements and as development occurs the transportation needs will be
reviewed to the satisfaction of the County Engineer.

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: The currently commercial and industrial land use within the 8,406 acre Suburban
Character Management Area (SCMA) is 9.5%, 1,805 acres (2%) commercial and 631 acres
(7.5%) industrial. With the addition of APN: 534-561-09, a 10.4 acre parcel the industrial land use
increases to 641 acres (7.6%) with no change to commercial land use. The amendment will
increase the total commercial and industrial land use to a total of 9.6%, which is below the allowed
9.86 percent.

e. Ifthe 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 site is located off Calle de la Plate. The roadway is considered a collector
by Washoe County and is required to meet level of service (LOS) C, which it is currently meeting.
As development occurs the LOS will be reviewed by Washoe County. The Specific Plan has
requirements for transportation improvements and as development occurs the transportation
needs will be reviewed to the satisfaction of the County Engineer.

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 site is located off Calle de la Plate. The roadway is considered a collector
by Washoe County and is required to meet level of service (LOS) C, which it is currently meeting.
As development occurs the LOS will be reviewed by Washoe County. The Specific Plan has
requirements for transportation improvements and as development occurs the transportation
needs will be reviewed to the satisfaction of the County Engineer.
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Staff Comment on Required Requlatory Zoning Amendment Findings

WCC Section 110.821.15 of Article 821, Amendment of Regulatory Zone, requires that all of the
following findings be made to the satisfaction of the Washoe County Planning Commission before
recommending adoption to the Board of County Commissioners. Staff has completed an analysis
of the Regulatory Zone Amendment application and has determined that the proposal is in
compliance with the required findings as follows.

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.

Staff Comment: The application request is consistent with the policies and action
programs included in the Spanish Springs Area Plan and Master Plan and does not conflict
with the policies and action programs of the Master Plan, as detailed in this staff report.

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.

Staff Comment: The proposed amendment is to amend the regulatory zoning for one
parcel from Medium Density Rural (MDR) to Industrial (), which is identical to the
regulatory zoning on parcels to the south and east of the subject parcel. It is also,
compatible with the Spanish Springs Flood Detention Facility Open Space (OS) regulatory
zoning to the west as show in the Compatible Land Uses table as detailed in this staff
report .

Response to Changed 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.

Staff Comment: The proposal is a response to changes in the area and future anticipated
industrial development within the Village Green Commerce Center Specific Plan (Specific
Plan). The change is a response to growth and development of industrial uses in the area.
The proposed change to Industrial (I) requlatory zoning for APN 534-561-09 is in response
to the regulatory zoning of the surrounding parcels. The change to | regulatory zoning for
APN 534-561-09 is a desirable utilization of land and is the same regulatory zoning as the
surrounding parcels.

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.

Staff Comment: There are adequate facilities for the properties as detailed in the staff
report. Developers will need to comply with the Specific Plan’s requirements as the parcel
is developed and the infrastructure needs updated to current requirements. The
application was reviewed by the other agencies and no comments of concern were
received.

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

Staff Comment: The proposed amendment will not impact the implementation of the
policies and action programs of the Washoe County Master Plan, as further explained in
the staff report.

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
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on the projected population growth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services.

Staff Comment: The proposed amendments will promote a better pattern of growth for the
area and will promote an orderly physical growth of the area as detailed in this staff report.
The proposed change to Industrial regulatory zoning will be more desirable to the pattern
of growth for the area, as this parcel is adjacent to parcels that have Industrial regulatory
zoning.

7. Effect on a Military Installation when a Military Installation is required to be noticed. The
proposed amendment will not affect the location, purpose and mission of a military
installation.

Staff Comment: There are no military installations within the required noticing area;
therefore, this finding does not have to be made.

MPA Recommendation

It is recommended that the Washoe County Planning Commission adopt the resolution contained
as Attachment A of this staff report to amend the Master Plan as set forth in Master Plan
Amendment Case Number WMPA22-0006. It is further recommended that the Planning
Commission forward the proposed amendments to the Washoe County Board of County
Commissioners for their consideration and possible adoption. The following motion is provided
for your consideration:

Master Plan Amendment 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
adopt the resolution contained as Exhibit A to this staff report to amend the Master Plan as set
forth in Master Plan Amendment Case Number WMPA22-0006, having made at least three of the
following five findings in accordance with Washoe County Code Section 110.820.15(d) and having
found that the amendments are in conformance with Spanish Springs Area Plan Policies SS.17.1
and 17.2. | further move to certify the resolution and the proposed Master Plan Amendments in
WMPA22-0006 as set forth in this staff report for submission to the Washoe County Board of
County Commissioners and authorize the Chair to sign the resolution on behalf of the Planning
Commission.

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

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. 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 Master Plan designation.

5. 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
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on the projected population growth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services.

Spanish Springs Area Plan Policy SS.17.1 and 17.2
SS.17.1
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

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 ftraffic 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. 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.

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 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.

Requlatory Zone Amendment Recommendation

Those agencies which reviewed the application provided comments in support of approval of the
project. Therefore, after a thorough analysis and review, it is recommended that the proposed
Regulatory Zone Amendment be recommended for adoption to the Board of County
Commissioners. The following motion is provided for your consideration:

WMPA22-0006 & WRZA22-0007

CALLE DE LA PLATA & VILLAGE
Master Plan Amendment Case Number WMPA22-0006 & WRZA22-(GREEN COMMERCE CENTER

Page 19 of 21 SPECIFIC PLAN



20

Washoe County Planning Commission Staff Report Date: October 13, 2022

Requlatory Zone Amendment Motion

I move that after giving reasoned consideration to the information contained in the staff report and
information received during the public hearing, the Planning Commission adopt the resolution
included as Exhibit B, recommending adoption of Regulatory Zone Amendment Case Number
WRZA22-0007, having made all of the following findings in accordance with Washoe County
Code Section 110.821.15(d). | further move to certify the resolution and the proposed Regulatory
Zone Amendment in WRZA22-0007 as set forth in this staff report for submission to the Washoe
County Board of Commissioners and authorize the Chair to sign the resolution on behalf of the
Washoe County Planning Commission.

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.

7. Effect on a Military Installation. The proposed amendment will not affect the location,
purpose and mission of the military installation.

Appeal Process

Planning Commission action will be effective 10 calendar days after the written decision is filed
with the Secretary to the Planning Commission and mailed to the original applicant, unless the
action is appealed to the Washoe County Board of County Commissioners, in which case the
outcome of the appeal shall be determined by the Washoe County Board of County
Commissioners. Any appeal must be filed in writing with the Planning and Building Division within
10 calendar days from the date the written decision is filed with the Secretary to the Planning
Commission and mailed to the original applicant.

Applicant: Avenue 55 LLC
E-mail: sblattner@avenue55.net

Property Owners: Cynthia Thomas
E-mail: Idtconstruction57 @yahoo.com:;
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Attn: Carolina Flores, Narayan Living Trust,
E-mail: carolinamovement@yahoo.com

Representatives: Attn: Mike Railey and Lisa Nash, Christy Corporation, LTD,
E-mail: mike@christynv.com; lisa@christynv.com
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING AMENDMENTS TO THE WASHOE COUNTY MASTER PLAN,
SPANISH SPRINGS AREA PLAN, MASTER PLAN MAP TO CHANGE THE MASTER
PLAN DESIGNATION ON ONE PARCEL OF 10.4 ACRES IN SIZE (APN 534-561-09)
FROM RURAL RESIDENTIAL (RR) TO INDUSTRIAL (I); TO INCLUDE THIS PARCEL

IN THE SPANISH SPRINGS AREA PLAN, APPENDIX D- VILLAGE GREEN
COMMERCE CENTER SPECIFIC PLAN; AND TO ADOPT AMENDMENTS TO THE
SPECIFIC PLAN (WMPA22-0006), AND RECOMMENDING ITS ADOPTION TO THE

BOARD OF COUNTY COMMISSIONERS

Resolution Number 22-15

Whereas, Master Plan Amendment Case Number WMPA22-0006 came before the Washoe County
Planning Commission for a duly noticed public hearing on November 1, 2022; and

Whereas, the Washoe County Planning Commission heard public comment and input from both staff and
the public regarding the proposed master plan amendments; and

Whereas, the Washoe County Planning Commission gave reasoned consideration to the information it
received regarding the proposed master plan amendments;

Whereas, the Washoe County Planning Commission has made the following findings necessary to
support adoption of the proposed Master Plan Amendment Case Number WMPA22-0006, as set forth in
NRS chapter 278 and Washoe County Code Chapter 110 (Development Code), Article 820:

Washoe County Code Section 110.820.15 (d) Master Plan Amendment Findings

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

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. 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 Master Plan
designation.

5. 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.

6. Effect on a Military Installation. The proposed amendment will not affect the location, purpose
and mission of the military installation.

WMPA22-0006 & WRZA22-0007
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Spanish Springs Area Plan Required Findings

Policy 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 implement 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 or diminish the public's health, safety or welfare, including
possible effects upon water quality and quantity.

Policy 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. 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.

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 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.

Now, therefore, be it resolved that pursuant to NRS 278.210(3):

(1) Subiject to approval by the Washoe County Board of County Commissioners and a finding of
conformance with the Truckee Meadows Regional Plan, the Washoe County Planning
Commission does hereby adopt Master Plan Amendment Case Number WMPA22-0006,
comprised of the map as included at Exhibit A to this resolution, descriptive matter and other
matter intended to constitute the amendments as submitted at the public hearing noted
above; and

(2) To the extent allowed by law, this approval is subject to the conditions adopted by the Planning

WMPA22-0006 & WRZA22-0007
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Commission at the public hearing noted above.

A certified copy of this resolution shall be submitted to the Board of County Commissioners and
any appropriate reviewing agencies in accordance with NRS 278.220.

ADOPTED on November 1, 2022

WASHOE COUNTY PLANNING COMMISSION

ATTEST:
Trevor Lloyd, Secretary Francine Donshick, Chair
Attachments: Exhibit A — Spanish Springs Area Plan Master Plan Map
Exhibit B — Village Green Commerce Specific Plan
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Exhibit B — Village Green Commerce Specific Plan

Appendix D - Village Green Commerce Center Specific Plan
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Village Green Commerce Center Specific Plan

Introduction

Project Location

Village Green Commerce Center is located on the south side of Calle de la Plata, east
of Pyramid Highway in Spanish Springs. The project site (APNs 534-561-06, 07, 08,
09 and 10) consists of 80+ acres. As shown in Figure D-1 (below), 20.76+ acres are
used for the flood sedimentation basin, with the remaining 70.16+ acres located further
east along Calle de la Plata.

Figure D-1: Location Map

Project Concept/Description

Village Green Commerce Center is envisioned to be an Industrial Park that creates a commerce
and employment base within the Spanish Springs valley.
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Purpose of a Specific Plan

Specific plans are a planning and regulatory mechanism that allow more precise implementation of the master plan
by requiring or permitting large scale planning in order to protect the natural environment, ensure compatible uses,
conserve energy, achieve coherent and diverse development patterns, and ensure that roads and other infrastructure
are adequate to serve new development.

Development Standards

Village Green Commerce Center focuses development through design standards. The standards offer little flexibility
in terms of architectural quality, required landscaping, streetscape treatments, and site planning standards. The
Development Standards ensure compatibility with adjacent uses, provide proportional sizes/arrangements of
buildings.

Standards Not Addressed

Any development standards not addressed in this handbook are subject to the requirements set forth in the Spanish
Springs Area Plan and Washoe County Development Code in effect at the time of building permit application
submittals.

Specific Plan Land Use

Land uses in the Village Green Commerce Center are defined in three land use classifications of the
Specific Plan which are Industrial, Public Facility/Semi-Public Facility and Open Space. There is no
further definition of land use designations or sub-categories thereof. The permitted uses are subject to
the standards and conditions outlined within this Handbook. The sedimentation basin parcels (APN
534-561-06 and 07) are limited to public facility uses only.

Figure D-2: Specific Plan Land Uses
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Site Planning
Building Site Coverage

Parcels shall not be required to comply with the building site coverage per Appendix A of the Spanish Springs Area
Plan.

Setbacks

The setback standards are intended to complement adjacent properties and promote a uniform
streetscape along Calle de la Plata. Table D-1 (below) provides a summary of the required perimeter
building setbacks within the Village Green Commerce Center.

Table D-1 (below) provides a summary of the required perimeter building setbacks within the Village
Green Commerce Center.

Table D-1: Building Setbacks

Location Setback Requirement
Adjacent to Calle de la Plata 30 feet

South 50 feet (includes a buffer)'
West 5 feet

East 50 feet (includes a buffer) !

1 See Figures D-4, pages 8

Additional Setback Requirements

Building setbacks from internal property lines may be zero. This applies to parcels created internally with zero
setbacks for attached buildings.

Building Height
Maximum building height shall be 40 feet.

All buildings exceeding 30’ feet in height must be located 125’ feet from any residential dwelling (not including any
ancillary free-standing garages and shed structures) existing as of the date of this Master Plan Amendment.
Buildings in excess of 30’ feet in height shall include an additional setback beyond the 125’ setback of one foot
for each foot of building height greater than 30’, up to a maximum building height of 40 feet high (i.e. a 40 foot
high building will require a 135’ building setback).

Building height is measured per the definitions in the Washoe County Development Code.

Trash Enclosures

All outdoor trash enclosures shall be visually screened with a solid non-combustible enclosure. A 6’ (foot) minimum
height shall be required to fully screen trash dumpsters.

Trash enclosures colors shall match the primary colors of the building in which they serve.

A minimum of one 6’ (foot) evergreen tree and 5 shrubs (2-gallon minimum) shall be planted on three sides of the
trash enclosure.

Trash enclosures located at the back sides of buildings do not require landscaping when screened with
masonry walls that blend with the building architecture (colors and materials).

Trash enclosure openings shall include gates that provide a minimum 80% screening of dumpster areas.

There shall be no trash enclosures on the building side directly adjacent to and facing any residential
parcels.

Fences and Walls

Maximum fence height for any perimeter fencing shall be 6’ (feet). Chain link fencing is prohibited along
the perimeter of the project. Perimeter refers to the exterior boundaries of the site, not internal lots.

Storage yards or business activities may be screened with fencing up to 8’ (feett in hei%ht. Chain link
29 November 3, 2022 = RZA22-0007
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fencing must use wood or vinyl slats to provide screening.

A minimum 5’ (foot) planter area must be provided adjacent to any fence in excess of 8 (foot) height.
This planter area shall contain shrubs and/or trees to soften the bulky appearance of the fence
(i.e. vines, columnar trees).

Fences and walls adjacent to buildings shall be architecturally integrated by using consistent
color/finish, and materials.

Truck Delivery Areas

Delivery area standards provide for necessary functions while protecting from unsightly views.

Loading “docks” shall be screened from view of residential areas by using architectural elements such
as walls, fencing and/or landscaping.

Loading docks are prohibited within 100’ (feet) of any residential uses or residentially zoned properties.

Delivery hours are allowed from 6:00 a.m. to 9:00 p.m. Monday through Friday, 8:00 a.m. to 6:00 pm on
weekends and nationally recognized holidays. Truck deliveries are prohibited for all other hours.

Utilities
Any development projects on the site will include underground utilities, other than above ground

transformers, backflow preventers, irrigation control boxes and other miscellaneous utility equipment
typically required to be above ground.

Architecture

Village Green Commerce Center architecture promotes a contemporary industrial architecture and
design and no longer promotes a Western Theme Design as required by Appendix A of the Spanish
Springs Area Plan.

General Guidelines

Exterior building colors shall use earth tones and non-reflective material. Vibrant colors may be used to accent
architectural features and project entries. Vibrant colors may be used with business logos.

Primary buildings shall use a variety of building material, patterns, and textures and blank walls will not be allowed.

There shall be no walls more than 50 feet in length horizontally where there is no change in height, material, color,
patterns, textures and/or evergreen trees (at least seven-foot in height).

Exterior detailing with columns or other projections will be used to demarcate entrances to buildings.

Any equipment on the roofs will be screened and not visible from roadways or ground level of adjoining
parcels.

Lighting

General Standards

Lighting design will conform to Washoe County Development Code requirements.
On-site lighting shall confine light to the property through selection, location, and mounting of the fixtures.

Accent lighting may be used to highlight architectural elements, signage, landscaping, and water features with
restrictions described below.

All exterior lighting shall utilize energy efficient lighting such as LED, low pressure sodium lamps, high pressure
sodium lamps or metal halide lamps. Mercury vapor lighting shall be prohibited.

Lighting shall implement dark skies standards, with no spill-over of light or glare may project beyond the exterior
boundaries of the Specific Plan area.

A photometric plan demonstrating compliance with this standard shall be submitted for approval by Washoe County
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concurrently with building permit(s).

Prior to the issuance of a certificate of occupancy for new buildings within the Village Green Commerce Center
Specific Plan, an evening inspection shall be conducted by Washoe County to validate the photometric plan to
further ensure that spill-over and glare do not occur to surrounding properties and that all lighting conforms to
Washoe County code requirements.

Exterior Sign Lighting

Sign lighting shall be diffused stationary lighting of constant intensity. Flashing and animated signs shall be
prohibited.

All lighted signs are required to use individual letter lighting rather than total illumination.

llluminated signs are prohibited for the building facades directly adjacent to and directly facing residential property
lines. These refer to those buildings located directly adjacent to and facing residential property lines adjacent
to the Village Green Commerce Center (adjacent to existing residential).

llluminated signs are allowed for all other building elevations other than those described above.

Parking Lot Lighting

Parking lot lighting is required for public safety. This lighting shall be designed and located to minimize direct glare
onto adjoining residential property or streets.

Parking lot lighting shall incorporate dimming features to reduce the overall brightness between the hours of 9:00 pm
to 6:00 am, 7 days per week.

All exterior lighting shall use energy efficient lighting standards such as LED, low pressure sodium lamps, high
pressure sodium lamps, or metal halide lamps. Mercury vapor lighting shall be prohibited.

Free-standing parking lot lighting shall be limited to a maximum of 12-feet in height and shall comply with the spill-
over/glare restrictions as required under the General Standards.

Landscaping

A minimum of 15% of the gross site area of parcel shall be landscaped.

Turf Areas: A “water catchment area” or a planting bed shall separate lawn areas from hard surfaces
such as streets and sidewalks in order to catch runoff (see Figure D-3 below).

Figure D-3: Turf Areas
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Calle de la Plata Streetscape

A 20’ (foot) minimum landscape strip shall be provided along Calle de la Plata. No buildings or parking
areas shall encroach into this area.

Trees within the streetscape shall be planted at one tree per 25’ lineal feet of Calle de la Plata frontage.
Plantings shall include a mix of evergreen and deciduous trees at the discretion of the landscape
architect to create visual interest and frame project architecture, or entries.

Deciduous trees shall be a minimum 1.5” (inch) caliper at time of planting, with evergreen trees at a
minimum of 8 (feet) height at time of planting. A minimum of 5 shrubs (2 gallon minimum) shall
be planted for every tree within the Calle de la Plata streetscape.

Use of lawn, xeriscape no-turf ground surfaces including rock, berming, and landscape boulders may
be included into the Calle de la Plata streetscape design at the discretion of the landscape
architect.

Buffer Yards

Landscape buffers are included in the 50’ minimum building setbacks that are required on the south
and east property lines of the site. Compatibility concerns must address noise, parking, lighting, and
visual intensity created by building scale and massing. These buffers address the following design
criteria to ensure compatible development with the existing land uses:

Building Orientation - All buildings oriented along south and east property lines shall have the “quiet”
side of a building facing the south and east property lines. There shall be no dock doors on the
building side directly adjacent to and facing any residential parcel. Parking, driveways, office doors
and fire doors shall be allowed on any building side.

Building Setback - All buildings adjacent to residential property lines shall maintain at least a 50’ (foot) building
setback from the south and east property lines.

Access and Parking - There is no parking or access allowed in a buffer yard unless required for emergency vehicle
circulation.

Landscape Screening - Landscaping shall be provided at a rate of 50% evergreen trees and 50% deciduous trees
with a planting density that is required by the development code for the buffer areas (See Figure D-4 — Buffer
Yard Planting Plan). The intent of the planting density is to provide a reasonable screening of all buildings
along these property lines and soften the impact of building mass. It shall be the discretion of the landscape
architect to determine the location of plant material, and selection of plant material with emphasis on reducing
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the visual impact of building mass.

Building Material & Colors - Building design encourages the use of material and colors to soften the appearance

of large blank walls along these property lines.

Figure D-4: Buffering Yard Planting Plan

Shrubs
(typ.)

Administration

Transportation Improvements

The Village Green Commerce Center will be required to improve Calle de la Plata to a commercial
collector roadway standard from the easterly project boundary to the Pyramid Highway right-of way
(ROW). Prior to the submittal of a building permit, each developer shall enter into an agreement with
Washoe County stipulating the transportation improvements to be constructed by the developer and

Evergreen
Tree (typ.)

Building

Tree planting to include a mix of 50% Deciduous and 50% Evergreen Trees

Deciduous
Tree (typ.)

Evergreen Trees shall be 50% @ 7' Height Min.
50% @ 6' Height Min.

Area for Pedestrian, Equestrian, and Drainage Easements

50' Minimum
Buffer Yard

N

Property Line

Deciduous Trees shall be 50% @ 2" Caliper Min.
50% @ 1" Caliper Min.

the timing of construction of said improvements to the satisfaction of the County Engineer.

Public Trail Easement

A public trail easement shall be located along the western property line of APN 534-561-08 and 534-
561-09. This easement shall be 15 feet in width and meet the basic criteria for a public trail as defined

by the Washoe County Parks Department.
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER
WRZA22-0007 WHICH AMENDS THE SPANISH SPRINGS REGULATORY ZONE MAP,
CHANGING THE REGULATORY ZONE FROM MEDIUM DENSITY RURAL (MDR) TO
INDUSTRIAL (I) ON ONE PARCEL OF 10.4 ACRES (APN 534-561-09)

Resolution Number 22-16

Whereas Regulatory Zone Amendment Case Number WRZA22-0007 came before the Washoe County
Planning Commission for a duly noticed public hearing on November 1, 2022; and

Whereas the Washoe County Planning Commission heard public comment and input from staff
regarding the proposed Regulatory Zone Amendment; and

Whereas the Washoe County Planning Commission has given reasoned consideration to the information
it has received regarding the proposed Regulatory Zone Amendment; and

Whereas the Washoe County Planning Commission has made the findings necessary to support
adoption of this proposed Regulatory Zone Amendment as set forth in NRS Chapter 278 and Washoe
County Code Chapter 110, Article 821, Amendment of Regulatory Zone;

Whereas the proposed Regulatory Zone Amendment shall be recommended for adoption pending
adoption of the accompanying proposed Master Plan Amendment (WMPA22-0006) by the Washoe
County Board of County Commissioners and a finding of conformance by the Truckee
Meadows Regional Planning Commission; and

Whereas, pursuant to Washoe County Code Section 110.821.15(d), in making this recommendation,
the Washoe County Planning Commission finds that this proposed Regulatory Zone Amendment meets
the following requirements:

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

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;
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5. No Adverse Effects. The proposed amendment will not adversely effect 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; and

7. Effect on a Military Installation When a Military Installation is Required to be Noticed. The
proposed amendment will not affect the location, purpose and mission of a military installation.

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby recommend
adoption of Regulatory Zone Amendment Case Number WRZA22-0007 and the amended Spanish
Springs Regulatory Zone Map included as Exhibit A to this resolution to the Washoe County Board of
County Commissioners.

ADOPTED on November 1, 2022.

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Trevor Lloyd, Secretary Francine Donshick, Chair

Attachment: Exhibit A — Spanish Spring Regulatory Zone Map
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Exhibit A, WRZA22-0007
Spanish Springs Regulatory Zone Map
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Washoe County Master Plan

SPANISH SPRINGS AREA PLAN

Village Green Commerce Center Specific Plan

Introduction
Project Location

Village Green Commerce Center is located on the south side of Calle de la Plata,
east of Pyramid Highway in Spanish Springs. The project site (APNs 534-561-06, 07,
08, 09 and 10) consists of 70-80+ acres. As shown in Figure D-1 (below), 20.76+
acres are used for the flood sedimentation basin, with the remaining 8976 70.16x
acres located further east along Calle de la Plata.

Figure D-1: Location Map

Project Concept/Description

Village Green Commerce Center is envisioned to be an environmentallysensitive Business—&—

Industrial Park that creates a-stronger a commerce and employment base within the Spanish Springs
valley.

November 3, 2022 Page D-1
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Washoe County Master Plan SPANISH SPRINGS AREA PLAN

Purpose of a Specific Plan

Specific plans are a planning and regulatory mechanism that allow more precise implementation of
the master plan by requiring or permitting large scale planning in order to protect the natural
environment, ensure compatible uses, conserve energy, achieve coherent and diverse development
patterns, and ensure that roads and other infrastructure are adequate to serve new development.

Development Standards

Village Green Commerce Center focuses development through design standards. The standards
offer little flexibility in terms of architectural quality, required landscaping, streetscape treatments, and
site planning similar standards. The Development Standards ensure compatibility with adjacent
uses, relate—to-the surrounding—environment,—provide proportional sizes/arrangements of buildings;
ensure-adequateparking-and-provide-project-amenities. For-APN-534-561-10,-the-Spanish-Springs
AreaPlan-Appendix-A-requirements-are notreguired-

Standards Not Addressed

Any development standards not addressed in this handbook are subject to the requirements set forth
in the Spanish Springs Area Plan and Washoe County Development Code in effect at the time of
building permit application submittals.

40 November 3, 2022 Page D-2
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Washoe County Master Plan

SPANISH SPRINGS AREA PLAN

Specific Plan Land Use

Land uses in Village Green Commerce Center are defined in three land use classifications of the
Specific Plan which are Industrial, Public Facility/Semi-Public Facility and Open Space. There is no
further definition of land use designations or sub-categories thereof. The permitted uses are subject
to the standards and conditions outlined within this Handbook. The sedimentation basin parcels

(APN 534 561 06 and 07) are Ilmlted to publlc facmty uses onIy Ihese—paFeeLs—shalqueet—Pubm
LHa De

Figure D-2: Specific Plan Land Uses

Site Planning

Building Site Coverage

Setbacks

The setback standards are intended to complement adjacent properties and promote a uniform
streetscape along Calle de la Plata. Table D-1 (below) provides a summary of the required perimeter
building setbacks within the Village Green Commerce Center.

November 3, 2022 Page D-3
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Washoe County Master Plan SPANISH SPRINGS AREA PLAN

Table D-1 (below) provides a summary of the required perimeter building setbacks within the Village Green
Commerce Center.

Table D-1: Building Setbacks

Location Setback Requirement

Adjacent to Calle de la Plata 30 feet

South 50 feet (includes a buffer)?

West 5 feet

West 50 foot (ad] Jential I
pareels)

East 50 feet (includes a buffer) T

1 See Figures D-53 and D-64, pages 436 and 457. Referto-Buffer Yard-section-of this-handbook-on-
12 13§ rod | ithi bach .

Additional Setback Requirements

Building setbacks from internal property lines may be zero. This applies to parcels created internally with zero
setbacks for attached buildings.

Building Height
Maximum building height shall be 35 40 (feet). All-buildings—exceeding-30(feet)-in—height-must-belocated—a

, - All buildings exceeding 30’ feet in
height must be Iocated 125 feet from any reS|dent|aI dwellmg (not mcludlng any ancillary free-standing garages
and shed structures) existing as of the date of this Master Plan Amendment. Buildings in excess of 30’ feet in
height shall include an additional setback beyond the 125’ setback of one foot for each foot of building height
greater than 30’, up to a maximum building height of 40 feet high (i.e. a 40 foot high building will require a 135’
building setback).

Building height is measured per the definitions in the Washoe County Development Code.

Trash Enclosures

All outdoor trash enclosures shall be visually screened with a solid non-combustible enclosure. A 6 (foot)
minimum height shall be required to fully screen trash dumpsters.

Trash enclosures colors shall match the primary colors of the building in which they serve.

A minimum of one 6’ (foot) evergreen tree and 5 shrubs (2-gallon minimum) shall be planted on three sides of the
trash enclosure.
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Washoe County Master Plan

SPANISH SPRINGS AREA PLAN

Trash enclosures located at the back sides of buildings do not require landscaping when screened
with masonry walls that blend with the building architecture (colors and materials).

Trash enclosure openings shall include gates that provide a minimum 80% screening of dumpster
areas.

There shall be no trash enclosures on the building side directly adjacent to and facing any residential
parcels.

Fences and Walls

Maximum fence height for any perimeter fencing shall be 6’ (feet). Perimeterfencing-may-consist-of
wood—vinyh—splitrail—ermasenry- Chain link fencing is prohibited along the perimeter of the
project. Selidfencing—is—prohibitedforuse-in—the-buffer-areas: Perimeter refers to the exterior

boundaries of the site, not internal lots.

Storage yards or business activities may be screened with fencing up to 8’ (feet) in height. Chain link
fencing must use wood or vinyl slats to provide screening.

A minimum 5’ (foot) planter area must be provided adjacent to any fence in excess of 8 (foot) height.
This planter area shall contain shrubs and/or trees to soften the bulky appearance of the fence
(i.e. vines, columnar trees).

Fences and walls adjacent to buildings shall be architecturally integrated by using consistent
color/finish, and materials.

Truck Delivery Areas

Delivery area standards provide for necessary functions while protecting from unsightly views.

Loading “docks” shall be screened from view of residential areas by using architectural elements
such as walls, fencing and/or landscaping.

Loading docks are prohibited within 100’ (feet) of any residential uses or residentially zoned
properties.

Delivery hours are allowed from 6:00 a.m. to 9:00 p.m. Monday through Friday, 8:00 a.m. to 6:00 pm
on weekends and nationally recognized holidays. Truck deliveries are prohibited for all other
hours.

Utilities

Any development projects on the site will include underground utilities, other than above
ground transformers, backflow preventers, irrigation control boxes and other
miscellaneous utility equipment typically required to be above ground..

Architecture

Vlllage Green Commerce Center arch|tecture promotes a—westem—theme—adepted—m—the

A/ A D note a
contemporary mdustrlal archltecture and desrgn and no Ionger promotes a Western
Theme Design as required by Appendix A of the Spanish Springs Area Plan.
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General Guidelines

Exterior building colors shall use earth tones and non-reflective material. Vibrant colors may be used to accent
architectural features and project entries. Vibrant colors may be used with business logos.

Primary buildings shall use a variety of building material, patterns, and textures and blank walls will not be
allowed.

There shall be no walls more than 50 feet in length horizontally where there is no change in height, material, color,
patterns, textures and/or evergreen trees (at least seven-foot in height).

Exterior detailing with columns or other projections will be used to demarcate entrances to buildings.

Any equipment on the roofs will be screened and not visible from roadways or ground level of adjoining
parcels.

Page D-6
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Lighting

General Standards

Lighting design will conform to Washoe County Development Code requirements.

On-site lighting shall confine light to the property through selection, location, and mounting of the fixtures.
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Accent lighting may be used to highlight architectural elements, signage, landscaping, and water features with
restrictions described below.

All exterior lighting shall utilize energy efficient lighting such as LED, low pressure sodium lamps, high pressure
sodium lamps or metal halide lamps. Mercury vapor lighting shall be prohibited.

Lighting shall implement dark skies standards, with no spill-over of light or glare may project beyond the
exterior boundaries of the Specific Plan area.

A photometric plan demonstrating compliance with this standard shall be submitted for approval by
Washoe County concurrently with building permit(s).

Prior to the issuance of a certificate of occupancy for new buildings within the Village Green Commerce
Center Specific Plan, an evening inspection shall be conducted by Washoe County to validate the
photometric plan to further ensure that spill-over and glare do not occur to surrounding properties
and that all lighting conforms to Washoe County code requirements.

Exterior Sign Lighting

Sign lighting shall be diffused stationary lighting of constant intensity. Flashing and animated signs shall be
prohibited.

All lighted signs are required to use individual letter lighting rather than total illumination.

llluminated signs are prohibited for the building facades directly adjacent to and directly facing residential property
lines. These refer to those buildings located directly adjacent to and facing residential property lines adjacent
to the Village Green Commerce Center (adjacent to existing residential).

llluminated signs are allowed for all other building elevations other than those described above.

Parking Lot Lighting

Parking lot lighting is required for public safety. This lighting shall be designed and located to minimize direct glare
onto adjoining residential property or streets.

Parking lot lighting shall incorporate dimming features to reduce the overall brightness between the hours of 9:00
pm to 6:00 am, 7 days per week.

All exterior lighting shall use energy efficient lighting standards such as LED, low pressure sodium lamps, high
pressure sodium lamps, or metal halide lamps. Mercury vapor lighting shall be prohibited.

Free-standing parking lot lighting shall be limited to a maximum of 12-feet in height and shall comply with the
spill-over/glare restrictions as required under the General Standards.

Landscaping
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Turf Areas: A “water catchment area” or a planting bed shall separate lawn areas from hard
surfaces such as streets and sidewalks in order to catch runoff (see Figure D-43 below).

Figure D-4 3: Turf Areas

Calle de la Plata Streetscape

A 20’ (foot) minimum landscape strip shall be provided along Calle de la Plata. No buildings or
parking areas shall encroach into this area.

Trees within the streetscape shall be planted at one tree per 25’ lineal feet of Calle de la Plata
frontage. Plantings shall include a mix of evergreen and deciduous trees at the discretion of the
landscape architect to create visual interest and frame project architecture, or entries.

Deciduous trees shall be a minimum 1.5” (inch) caliper at time of planting, with evergreen trees at a
minimum of 8’ (feet) height at time of planting. A minimum of 5 shrubs (2 gallon minimum) shall
be planted for every tree within the Calle de la Plata streetscape.

Use of lawn, xeriscape no-turf ground surfaces including rock, berming, and landscape boulders may
be included into the Calle de la Plata streetscape design at the discretion of the landscape
architect.

Buffer Yards

Landscape buffers are included in the 50’ minimum building setbacks that are required on the south
and east property lines of the site. Compatibility concerns must address noise, parking, lighting, and
visual intensity created by building scale and massing. These buffers address the following design
criteria to ensure compatible development with the existing land uses:
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Building Orientation - All buildings oriented along these-property south and east property lines shall
have the “quiet” side of a building facing the south and east property lines. There shall be no
dock doors on the building side directly adjacent to and facing any residential parcel. Parking,
driveways, office doors and fire doors shall be allowed on any building side.

Building Setback - All buildings adjacent to residential property lines shall maintain at least a 50° (foot) building
setback from the south and east property lines.

Access and Parking - There is no parking or access allowed in a buffer yard unless required for emergency

vehicle circulation erfire-doersfor-the-buildings.

Landscape Screening - Landscaping shall be provided at a rate of 50% evergreen trees and 50% deciduous
trees with a planting density that is required by the development code for the buffer areas (See Figure D-34 —
Buffer Yard Planting Plan). The intent of the planting density is to provide a reasonable screening of all
buildings along these property lines and soften the impact of building mass. It shall be the discretion of the
landscape architect to determine the location of plant material, and selection of plant material with emphasis
on reducing the visual impact of building mass.

Figure D-3 4: Buffering Yard Planting Plan

Note:
Tree planting to include a mix of 50% Deciduous and 50% Evergreen Trees

Evergreen

Building Deciduous
Shrubs Tree (typ) ‘ Trom (t
yp-)
(typ.)
\ i W G N
‘7 o *,, \:vr/:
= e VS N
- / ; i 50' Minimum
Buffer Yard
Area for Pedestrian, Equestrian, and Drainage Easements
%
\
Property Line
Existing
Residential

Evergreen Trees shall be 50% @ 7' Height Min.
50% @ 6' Height Min.

Deciduous Trees shall be 50% @ 2" Caliper Min.
50% @ 1" Caliper Min.

November 3, 2022 Page D-11
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Washoe County Master Plan SPANISH SPRINGS AREA PLAN

Administration

Transportation Improvements

The Village Green Commerce Center will be required to improve Calle de la Plata to a commercial
collector roadway standard from the easterly project boundary to the Pyramid Highway right-of way
(ROW). Prior to the submittal of a building permit, each developer shall enter into an agreement with
Washoe County stipulating the transportation improvements to be constructed by the developer and
the timing of construction of said improvements to the satisfaction of the County Engineer.

Public Trail Easement

A public trail easement shall be located along the eastern western property line of APN 534-561-
0608 and 534- 561-0709. This easement shall be 15 feet in width and meet the basic criteria for a
public trail as defined by the Washoe County Parks Department.

WMPA22-0006 & WRZA22-0007 EXHIBIT C
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Washoe County Master Plan

SPANISH SPRINGS AREA PLAN

November 3, 2022
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From: GORDON, BRYSON

To: Olander, Julee

Subject: Master Plan Amendment Case Number WMPA22-0006 and Regulatory Zone Amendment Case Number WRZA22-
0007 (Calle de la Plata)

Date: Friday, September 16, 2022 2:21:37 PM

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Hello,
AT&T has no adverse comments. AT&T does have facilities on the North side of the proposed plan
area along Calle De La Plata that need to be considered for planning.

Thank you,

Bryson Gordon

MGR OSP PLNG & ENGRG DESIGN
AT&T NEVADA ROW

Office: 775-683-5223

Cell: 775-343-6655

E-mail: bgl1853@att.com

WMPA22-0006 & WRZA22-0007
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|
Date: September 27,2022

To:  Julee Olander, Planner
From: Robert Wimer, P.E., Licensed Engineer

Re:  Calle de la Plata
Master Plan Amendment WMPA22-0006; Regulatory Zone Amendment WRZA22-
0007
APN: 534-561-08, 534-561-09

GENERAL COMMENTS
Contact Information: Robert Wimer, P.E. (775) 328-2059

There are no general engineering comments.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421)
Contact Information: Robert Wimer, P.E. (775) 328-2059

The project does substantially lie within Zone AO per FIRM 32031C2865G.
Development of the site shall be in conformance with Article 110.416 Flood Hazards
and 110.438 Grading Standards.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)
Contact Information: Mitchell Fink, P.E. (775) 328-2050

There are no Traffic related comments

UTILITIES (County Code 422 & Sewer Ordinance)
Contact Information: Tim Simpson, P.E. (775) 954-4648

There are no Utility related comments

WMPA22-0006 & WRZA22-0007
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From: Way, Dale

To: Olander. Julee

Cc: Lemon, Brittany

Subject: WMPA22-0006 & WRZA22-0007 (Calle De La Plata)
Date: Friday, September 16, 2022 8:18:07 AM
Attachments: imaqge001.png

Julee,

TMFPD has no specific comments or special Conditions of Approval on this request.

“This project shall meet and comply with all requirements of currently adopted TMFPD fire codes,
ordinances, and standards at the time of construction to include infrastructure for fire apparatus

access roads and water supply.”

https://tmfpd.us/fire-code/.

Thank you.

Dale Way

dway@tmfpd.us | Office: 775.326-6000
3663 Barron Way, Reno, NV 89511

”Committed to excellence, service, and the protection of life and property in our community”

WMPA22-0006 & WRZA22-0007
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September 18, 2022

Washoe County Community Services
Planning and Development Division

RE:  Avenue 55 LLC; 534-561-09 & 534-561-08
Master Plan Amendment; WMPA22-0006

Dear Washoe County Staff:

The following conditions are requirements of the Washoe County Health District, Environmental
Health Division, which shall be responsible for determining compliance with these conditions.

Contact Name — James English - jenglish@washoecounty.us

a) Condition #1: Application does not adequately address how approving the master plan
map amendment will affect the residential property located on parcel 534-561-09.

b) Condition #2: Parcel 534-561-09 has both a residential onsite sewage disposal system and
domestic well on the parcel. Applicant must address how or what will be done with this
infrastructure if the amendment is approved as neither piece of infrastructure can be utilized if
the project is designated as industrial.

a. Existing onsite sewage disposal system must be abandoned under permit prior to any
issuance of a grading permit.

b. Existing domestic well must be abandoned under permit prior to any issuance of a
grading permit.

c) Condition #3: WCHD cannot support the application for a master plan amendment to
redesignate parcel 534-561-09 from medium density rural to industrial until the items above
are adequately addressed.

If you have any questions or would like clarification regarding the foregoing, please contact James
English, EHS Supervisor at jenglish@washoecounty.us regarding all Health District comments.

Sincerely,

James English, REHS, CP-FS
EHS Supervisor

Environmental Health Services
Washoe County Health District

ENVIRONMENTAL HEALTH SERVICES
1001 East Ninth Street | P.O.Box 11130 | Reno, Nevada 89520

4

5-328-2434 | Fax: 775-328-6176 | washoecounty.us/health WMPA22-0006 & WRZA22-0007
ing Reno, Sparks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer EXHIBIT D



September 18, 2022

Washoe County Community Services
Planning and Development Division

RE:  Avenue 55 LLC/Calle de la Plata; 534-561-09 & 534-561-08
Regulatory Zone Amendment; WRZA22-0007

Dear Washoe County Staff:

The following conditions are requirements of the Washoe County Health District, Environmental
Health Division, which shall be responsible for determining compliance with these conditions.

Contact Name — James English - jenglish@washoecounty.us

a) Condition #1: Application does not adequately address how approving the master plan
map amendment will affect the residential property located on parcel 534-561-09.

b) Condition #2: Parcel 534-561-09 has both a residential onsite sewage disposal system and
domestic well on the parcel. Applicant must address how or what will be done with this
infrastructure if the amendment is approved as neither piece of infrastructure can be utilized if
the project is designated as industrial.

a. Existing onsite sewage disposal system must be abandoned under permit prior to any
issuance of a grading permit.

b. Existing domestic well must be abandoned under permit prior to any issuance of a
grading permit.

c) Condition #3: If this regulatory zoning amendment is approved, it is noted, the application does
not address how any future development in the new zoning will be served or developed as it
related to sewer and water infrastructure.

d) Condition #3: WCHD cannot support the application for a master plan amendment to
redesignate parcel 534-561-09 from medium density rural to industrial until the items above
are adequately addressed.

If you have any questions or would like clarification regarding the foregoing, please contact James
English, EHS Supervisor at jenglish@washoecounty.us regarding all Health District comments.

Sincerely,

James English, REHS, CP-FS
EHS Supervisor

Environmental Health Services
Washoe County Health District

ENVIRONMENTAL HEALTH SERVICES
1001 East Ninth Street | P.O.Box 11130 | Reno, Nevada 89520

4

5-328-2434 | Fax: 775-328-6176 | washoecounty.us/health WMPA22-0006 & WRZA22-0007
ing Reno, Sparks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer EXHIBIT D
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September 20, 2022

Washoe County Community Services Department
C/0 Julee Olander, Planner

1001 E Ninth Street, Bldg. A

Reno, NV 89512

R: WMPA22-0006 & WRZA22-0007 Calle de la Plata
Dear Julee,

In reviewing the master plan amendment and Regulatory Zone Amendment, the Conservation District
has the following comments for the future development of this parcel.

We support that any existing trail and or open space connections will be linked to benefit the public at
large.

To promote environmental, sustainable and conservation features the landscape entail drought tolerant
native desert landscape instead of using turf.

Thank you for providing us the opportunity to review the project that may have impacts on our natural
resources and any questions call us at (775) 750 8272.

Sincerely,

Jim Shaffer

WMPA22-0006 & WRZA22-0007
EXHIBIT D



INITIAL REVIEW MEMORANDUM

TO: Julee Olander, Washoe County
FROM: Chris Tolley, TMRPA | Chohnny Sousa, TMRPA
DATE: September 27, 2022

SUBJECT: TMRPA initial review of the Washoe County case WMPA22-0006 (Calle de la
Plata)

This memorandum provides the Truckee Meadows Regional Planning Agency’s (TMRPA) initial review
comments regarding the subject case (WMPA22-0006), as stated in the 2019 Truckee Meadows Regional
Plan (Policy RC 5).

The following constitutes an initial review based on the limited information available at the time of this
memorandum. TMRPA recognizes that the proposal may change through the jurisdictional review of the
case. Should the case be approved through Washoe County, the proposal will need to be formally
submitted to TMRPA for a review of conformance with the 2019 Truckee Meadows Regional Plan in its
entirety.

The request, as described in the materials provided by Washoe County, is the following:

A request has been made for: 1) a master plan amendment to redesignate one parcel (APN: 534-
561-09) totaling 10.4 acres from Rural Residential (RR) to Industrial (1), and; 2) a regulatory zone
amendment on one parcel (APN: 534-561-09) [totaling] 10.4 acres from Medium Density
Residential (MDR) to Industrial (). The site is located at 365 Calle de la Plata, and the adjacent
parcel directly to the south

[TMRPA notes: bolded text identify the portion of the request that is subject to review under
the Regional Plan]

Potential conformance issues

TMRPA has not identified any potential conformance issues at this time with the exception of concerns
regarding any increase to potential sewer generation resultant from the land use change.

As part of the Washoe County review process, please address the 2019 Truckee Meadows Regional Plan
Policy PF 1 — List of Facilities and Service Standards. Documentation of how the denoted public facilities
and services (water, wastewater, flood control and stormwater, transportation and school) are provided
at the adequate service standard indicated in Table 3.2 is required for master plan amendments and
projects of regional significance.

1105 Terminal Way - Suite 316 « Reno NV 89502 « p:775.321.8385 - f: 7N NP AZ22-0006.8& WRZA22-0007
EXHIBIT D



TMRPA Initial Review Memo
Washoe County case WMPA22-0006
Page 2

Regional Plan policies for consideration in the analysis performed by Washoe County

RF 3 — Density Requirements and Nonresidential Standards

RF 11 — Compatibility Factors

PF 1 — List of Facilities and Service Standards

PF 11 — Regional Utility Corridor and Sites Regional Plan Amendment Requirements

RC 9 — Conformance Review Findings

Data and information related to Regional Plan implementation

Regional Land Designation: Tier 2
Regional Utility Corridor: A Regional Utility Corridor is located on the north boundary of the project site

Development Constraint Areas (DCA): none identified

Request for comment from other local government and/or affected entities

None at this time

Other information for review

None at this time

TMRPA Staff Notes

It is our understanding that the subject parcel and the adjacent parcel directly south will be updated to
be included within the Village Green Commerce Center Specific Plan. It is also noted that Specific Plan
includes development standards that are more restrictive that the Washoe County Development Code in
terms of allowed uses, setbacks, building heights, etc. This is especially important when considering
compatibility, due to the residential uses to the north, south, and east of the subject parcels.

Please do not hesitate to contact TMRPA staff at 775-321-8385 if you have any questions or comments
on this initial review memorandum. For more information, you can access the 2019 Truckee Meadows

Regional Plan and the Regional Data Viewer at www.tmrpa.org.

WMPA22-0006 & WRZA22-0007
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1001 East 9th Street

COMMUNITY SERVICES Reno, Nevada 89520-0027
Phone: (775) 328-3600

Fax: (775) 328-3699

August 28, 2022

TO:

FROM:

SUBJECT:

Julee Olander, Planner, Washoe County Community Services Department Planning
and Building Division

Timber Weiss, Licensed Engineer, CSD

Master Plan Amendment Case Number WMPA22-0006 and Regulatory Zone
Amendment Case Number WRZA22-0007 (Calle de la Plata)

Project description:

1. Approve a master plan map amendment to redesignate one parcel (APN: 534-561-09)

totaling 10.4 acres from Rural Residential (RR) to Industrial (I); and, if
approved, authorize the chair to sign a resolution to this effect;

2. Approve a regulatory zone amendment on one parcel (APN: 534-561-09) totally 10.4 acres

from Medium Density Rural (MDR) to Industrial (I); and; if approved,
authorize the chair to sign a resolution to this effect; and,

3. To amend selected development standards for the existing Village Green Commerce

Location:

Center Specific Plan, part of the Spanish Springs Area Plan.
365 Calle de la Plate & the adjacent parcel directly to the south, Spanish Springs,
Assessor’s Parcel Number(s): 534-561-09 & 534-561-08.

The Community Services Department (CSD) offers the following Water Rights conditions and /or
comments regard these amendments:

Comments:

The parcel is shown to be within TMWA service area. Also, the application states
that necessary water rights will be acquired from TMWA at the time of project
construction.

Recommend approval with the condition that the project must be constructed based
on TMWA water service prior to the approval of any building permit on this

property.

Please provide a copy of project approval from TMWA as a document to the building
permit, and also provide a copy to tweiss@washoecounty.gov.

WMPA22-0006 & WRZA22-0007
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From: Rundle, James

To: Olander, Julee; Crittenden, lan

Subject: RE: WMPA22-0006 and WRZQ22-007 Village Green
Date: Tuesday, October 18, 2022 5:37:59 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Hi Julee,
At this time, | don’t have comment on this request. Thank you for taking the time to follow

up.
-Jim

Jim Rundle
City Planner
City of Sparks
775.353.7827

From: Olander, Julee <JOlander@washoecounty.gov>

Sent: Tuesday, October 18, 2022 3:38 PM

To: Rundle, James <jrundle@cityofsparks.us>; Crittenden, lan <Icrittenden@cityofsparks.us>
Subject: RE: WMPA22-0006 and WRZQ22-007 Village Green

This Message Is From an External Sender

[NOTICE: This message came from outside City of Sparks -- DO NOT CLICK on links or open attachments
unless you are sure the content is safe.]

Do you have any comments?

Julee Olander

Planner, Planning & Building Division | Community Services Department
jolander@washoecounty.gov | Direct Line: 775.328.3627

My working hours: Monday-Friday 8:00 am to 4:30 pm

Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm

1001 East Ninth Street, Reno, NV 89512

@00

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us

WMPA22-0006 & WRZA22-0007
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From: Olander, Julee
Sent: Wednesday, October 12, 2022 9:32 AM

To: jrundle@cityofsparks.us; icrittenden@cityofsparks.us
Subject: WMPA22-0006 and WRZQ22-007 Village Green

Have attached an application to update the Village Green Commerce Center Specific Plan and
MPA/RZA for a property at 365 Calle de la Plate. Let me know if you have any comments concerning
the application. The Village Green Plan has been in place since 2009 and is for light industrial uses.
Would appreciate your comments by next week sometime.

Thank you,

Julee Olander

Planner, Planning & Building Division | Community Services Department
jolander@washoecounty.gov | Direct Line: 775.328.3627

My working hours: Monday-Friday 8:00 am to 4:30 pm

Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm

1001 East Ninth Street, Reno, NV 89512

@00

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us

WMPA22-0006 & WRZA22-0007
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Project Name: 365 Calle de la Plata MPA/ZMA Neighborhood Meeting

Meeting Location: SpaniSh SpringS Library SUMMARY
Meeting Date: 6/29/22

Virtual Meeting Option Provided: O YES @ NO .
Hosted By (Name): Mike Railey (Company): Ch”Sty Corp

Contact (Email): Mike@christynv.com (Phone): [ 75-502-8552

Public Concerns:

1 Traffic. Road inadequate width and intersection with Pyramid Hwy will be overtaxed.

2 Concerns about not adhering to the Spanish Springs Master Plan. Also intensification to the area & industrial continuing to spread to the east.

3 Concerns about building height of 40'. Minor changes 2 years ago, then last year a "clean up" that resulted in decreased setbacks and increased building heights.

4. Noise, lighting, negative impacts to quiet that residents expect.

5 Concerns about allowed uses within 400 of residential development.

Changes Made to Proposal (if applicable):

1.

2.

3.

4,

5.

Any Additional Comments:

Requested to make sure that it is clear to staff that there is opposition to this proposal.

Warnings from neighbor on Nimbus Ct. that it could end up as bad as it is on the west

side of Pyramid Hwy. 24/7 trucks, noise, huge loud hvac systems. Has ruined their property.

Neighborhood Meeting Summary WMPA22-0006 & WR%‘}-BHW
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Project Name: 365 Calle de la Plata MPA/ZMA Neighborhood Meeting

Meeting Location: OPanish Springs Library SUMMARY
Meeting Date: 6/29/22

Virtual Meeting Option Provided: O YES O NO ]
Hosted By (Name): Mike Railey (Company): ChrISty Corp
Contact (Email): Mike@christynv.com (Phone): 7 75-502-8552

Public Concerns:

1 Traffic. Road inadequate width and intersection with Pyramid Hwy will be overtaxed.

2 Concerns about not adhering to the Spanish Springs Master Plan. Also intensification to the area & industrial continuing to spread to the east.

3 Concerns about building height of 40'. Minor changes 2 years ago, then last year a "clean up" that resulted in decreased setbacks and increased building heights.

4. Noise, lighting, negative impacts to quiet that residents expect.

5 Concerns about allowed uses within 400’ of residential development.

Changes Made to Proposal (if applicable):
1.

2.

Any Additional Comments:

Requested to make sure that it is clear to staff that there is opposition to this proposal.

Warnings from neighbor on Nimbus Ct. that it could end up as bad as it is on the west

side of Pyramid Hwy. 24/7 trucks, noise, huge loud hvac systems. Has ruined their property.

Neighborhood Meeting Summary ; .
) WMPA22-0006 & WRZX52-60b7
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Public Notice

Washoe County Code requires that public notification of a Master Plan and Regulatory Zone
Amendment be mailed to a minimum of 30 separate property owners within a minimum 750 foot
radius of the subject property a minimum of 10 days prior to the public hearing date. This
proposal was noticed within a 750-foot radius of the subject property, noticing 65 separate
property owners a minimum of 10 days prior to the public hearing date.

Public Notice Map
Master Plan Amendment Case Number WMPA22-0006 &
Regulatory Zone Amendment Case Number WRZA22-0007

WMPA22-0006 & WRZA22-0007
EXHIBIT F
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AVENUE 55

Calle de la Plata Industrial

Master Plan and Regulatory Zone Amendments

Prepared for:

Avenue 55
601 Union St., Suite 2930

Seattle, Washington 98101

Prepared by:
Christy Corporation, Ltd.
1000 Kiley Parkway
Sparks, Nevada 89436

(775) 502-8552

September 8, 2022

WMPA22-0006 & WRZA22-0007
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APPENDIX A
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Washoe County Development Application

Your entire application is a public record.

If you have a concern about releasing

personal information, please contact Planning and Building staff at 775.328.6100.

Project Information

Staff Assigned Case No.:

Project Name:

Avenue 55 Calle de la Plata Industrial

Project

The project is a Master Plan Amendment to revise the Village Green Commerce Center Specific Plan to include
Description: APN 534-561-09 in the Specific Plan and changing the zoning from Medium Density Rural to Industrial and the

Master Plan designation of Rural to Industrial. It also includes text amendments to the Village Green Specific Plan
to create consistent Industrial development standards for the entire plan area.

Project Address: 365 Calle de la Plata and 0 Dykes Court

Project Area (acres or square feet): 20.636 acres

Project Location (with point of reference to major cross streets AND area locator):

Calle de la Plata and Dykes Court, directly across from Slater Mill Drive, east of Pyramid Way

Assessor’'s Parcel No.(s): Parcel Acreage:

Assessor’s Parcel No.(s): Parcel Acreage:

534-561-09 10.448

534-561-08 10.188

Indicate any previous Washoe County approvals associated with this application:

Case No.(s). CP08-006, MPA14-002, RZA14-003

Applicant Information (attach

additional sheets if necessary)

Property Owner:

Professional Consultant:

Name: Cynthia L. Thomas

Name: Christy Corporation, LTD

Address: 365 Calle de la Piata

Address: 1000 Kiley Parkway

Sparks, NV Zip: 89441

Sparks, NV Zip:89436

Phone: (775) 358-7734 Fax:

Phone: (775)502-8552  Fax

Email:ldtconstruction57@yahoo.com

Email:Mike@christynv.com

Cell: Other:

Cell: (775)250-3455 Other:

Contact Person:L.arry Thomas

Contact Person:Mike Railey

Applicant/Developer:

Other Persons to be Contacted:

Name:Avenue 55 LLC Name;
Address:601 Union St., Suite 2930 Address:

Seattle, WA Zip: 98101 Zip:
Phone: (206)707-9696  Fax: Phone: Fax:
Email:sblattner@avenue55.net Email:

Cell: Other: Cell: Other:
Contact Person:Sam Blattner Contact Person:
For Office Use Only

Date Received: Initial:

Planning Area:

County Commission District:

Master Plan Designation(s):

CAB(s):

Regulatory Zoning(s):

December 2018

WMPA22-0006 & WRZA22-0007

EXHIBIT G



WMPA22-0006 & WRZA22-0007

100 EXHIBIT G



101

Your entire application is a public record.
personal information, please contact Planning and Building staff at 775.328.6100.

Washoe County Development Application

If you have a concern about releasing

Project Information Staff Assigned Case No.:

Project Name:

Avenue 55 Calle de la Plata Industrial

PrOjeCt The project is a Master Plan Amendment to revise the Village Green Commerce Center Specific Plan to include

Description: APN 534-561-09 in the Specific Plan and changing the zoning from Medium Density Rural to Industrial and the
Master Plan designation of Rural to Industrial. It also includes text amendments to the Village Green Specific Plan
to create consistent Industrial development standards for the entire plan area.

Project Address: 365 Calle de la Plata and 0 Dykes Court

Project Area (acres or square feet): 20.636 acres

Project Location (with point of reference to major cross streets AND area locator):

Calle de la Plata and Dykes Court, directly across from Slater Mill Drive, east of Pyramid Way

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage:
534-561-09 10.448
534-561-08 10.188

Indicate any previous Washoe County approvals associated with this application:
Case No.(s). CP08-006, MPA14-002, RZA14-003

Applicant Information (attach additional sheets if necessary)

Property Owner: Professional Consultant:
Name: Narayan Living Trust Name: Christy Corporation, LTD

Address: 222 N. Sierra St. Address: 1000 Kiley Parkway
Reno, NV Zip: 89501 Sparks, NV Zip:89436
Phone: (775) Fax: Phone: (775)502-8552  Fax:

Email: Carolinamovement@yahoo.com Email: Mike@christynv.com

Cell: (775)233-1525 Other: Cell: (775)250-3455 Other:
Contact Person:Carolina Flores Contact Person:Mike Railey
Applicant/Developer: Other Persons to be Contacted:
Name:Avenue 55 LLC Name:

Address:601 Union St., Suite 2930 Address:

Seattle, WA Zip: 98101 Zip:
Phone: (206)707-9696  Fax: Phone: Fax:
Email: sblattner@avenue55.net Email:

Cell: Other: Cell: Other:
Contact Person: Sam Blattner Contact Person:
For Office Use Only
Date Received: Initial: Planning Area;
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
December 2018
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Community Services Department

Planning and Building

MASTER PLAN AMENDMENT
APPLICATION

Community Services Department
Planning and Building

1001 E. Ninth St., Bldg. A

Reno, NV 89512-2845

Telephone: 775.328.6100
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Master Plan Amendment

Supplemental Information
(All required information may be separately attached)

The Washoe County Master Plan describes how the physical character of the County exists today and is
planned for the future. The plan is adopted by the community and contains information, policies and a
series of land use maps. The Master Plan provides the essential framework for creating a healthy
community system and helps guide decisions about growth and development in the County. The
following are general types of requests the County receives to amend the Master Plan. Please identify
which type of amendment you are requesting:

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

0

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

A request to add, amend, modify or delete any of the adopted policies in the area plans and/or
specific language found in the area plans

Other (please identify):

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe

County

Master Plan. Staff will review the application to determine if the amendment request is in

conformance with the policies and language within the elements and area plans of the Master Plan or if
the information provided supports a change to the plan. Please provide an explanation to all questions;

attach a

dditional sheets if necessary.

1. What is the Master Plan amendment being requested at this time?

To redesignate 10.448+ acres from Rural (R) to Industrial ().

2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe
County Master Plan that supports the need for the amendment request?

Refer to the attached report for additional details and analysis.

3. Please provide the following specific information:

a. What is the location (address or distance and direction from the nearest intersection of the
subject property)? Attach, for map amendments, a legal description. For all other amendments,
what is the area subject to the request?

The project is located at 365 Calle de la Plata. It is east of Pyramid Way and on
the south side of Calle de la Plata. Please refer to the attached report for
location details and map.

Washoe County Planning and Building December 2018

MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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b. Please list the following proposed changes (attach additional sheet if necessary):

Assessor's Master Plan Existing Proposed Proposed Acres
Parcel Designation Acres Master Plan
Number Designation

534-561-09 R 10.448 I 10.448

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

North SR
South I, SR
East I, R
West 0§, C

4. Describe the existing conditions and uses located at the site or in the vicinity (i.e. vacant land,
roadways, buildings, etc.).

The site is currently utilized as a single-family residence.

5. Describe the natural resources associated with the site under consideration. Your description should
include resource characteristics such as water bodies, vegetation, topography, minerals, soils and
wildlife habitat.

Refer to the attached report for additional details and analysis.

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

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

| ® Yes | o No |

Explanation:

Refer to the attached report for additional details and analysis.

b. Does property contain wetlands? (If yes, attach a preliminary delineation map and describe the
impact the proposal will have on the wetlands. Impacts to the wetlands may require a permit
issued from the U.S. Army Corps of Engineers.)

O Yes | No
Washoe County Planning and Building December 2018
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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Explanation:

No regulated wetlands are located on site.

c. Does the property contain slopes or hillsides in excess of 15 percent and/or significant ridgelines?
(If yes, submit the slope analysis requirements as contained in Article 424, Hillside Development
of the Washoe County Development Code.)

|EIYes |No

Explanation:

d. Does the property contain geologic hazards such as active faults, hillside, or mountainous areas?
Is it subject to avalanches, landslides, or flash floods? Near a stream or riparian area such as the
Truckee River, and/or an area of groundwater recharge? If the answer is yes to any of the above,
check yes and provide an explanation.

Q Yes No

Explanation:

e. Does the property contain prime farmland, within a wildfire hazard area, geothermal or mining
area, and/or wildlife mitigation route? If the answer is yes to any of the above, check yes and
provide an explanation.

Q Yes No

Explanation:

7. Are any archaeological, historic, cultural, or scenic resources in the vicinity or associated with the
proposed amendment? If the answer is yes to any of the above, check yes and provide an
explanation.

Q Yes No

Explanation:

8. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.g. Cold Springs, Warm Springs, etc.] require
proof of water rights be submitted with applications. Provide copies of all water rights documents,
including chain of title to the original water right holder.)

m Yes |EI No |

Washoe County Planning and Building December 2018
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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If yes, please identify the following quantities and documentation numbers relative to the water rights.
Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of
Water Resources of the Department of Conservation and Natural Resources).

a. Permit # acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other# acre-feet per year

a. If the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additional development.

9. Please describe the source and timing of the water facilities necessary to serve the amendment.

a. System Type:

@ |Individual wells To be removed upon connection to public water

Q Private water Provider:
Public water Provider: TMWA

b. Available:

| Now Q 1-3years O 3-Syears O 5+ years I

c. If a public facility is proposed and is currently not available, please describe the funding
mechanism for ensuring availability of water service.

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

a. System Type:

Individual septic To be removed upon connection to public sewer
Public system | Provider:

b. Available:

Now | Q 1-3years |El 3-5 years O 5+ years J

c. If a public facilty is proposed and is currently not available, please describe the funding
mechanism for ensuring availability of sewer service. If a private system is proposed, please
describe the system and the recommended location(s) for the proposed facility.

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

Pyramid Way and Calle de la Plata

Washoe County Planning and Building December 2018
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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12. Wil the proposed amendment impact existing or planned transportation systems? (If yes, a traffic

report will be required.)

d Yes

| @ No

13. Community Services (provided and nearest facility):

a. Fire Station Truckee Meadows Fire Protection District Station 46
b. Health Care Facility Renown Urgent Care, Spanish Springs

¢. Elementary School Taylor Elementary School

d. Middle School Shaw Middle School

e. High School Spanish Springs

f. Parks Sparks Parks

g. Library Spanish Springs Library

h. Citifare Bus Stop NA

14. Describe how the proposed amendment fosters, promotes, or complies with the policies of the
adopted area plans and elements of the Washoe County Master Plan.

a. Population Element;

Not applicable.

b. Conservation Element:

|See attached report for details.

c. Housing Element:

|Not applicable.

d. Land Use and Transportation Element:

|See attached report for details.

e. Public Services and Facilities Element:

[See attached report for details.

f.  Adopted area plan(s):

Analysis of the Spanish Springs Area Plan is included in the attached report.

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

[Not applicable.

Applicant Comments

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

Washoe County Planning and Building

MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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Please refer to the attached supplemental report that provides a detailed project
description and analysis of the request.

Washoe County Planning and Building December 2018
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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Community Services Department

Planning and Building

REGULATORY ZONE AMENDMENT
APPLICATION

Community Services Department
Planning and Building

1001 E. Ninth St., Bldg. A

Reno, NV 89512-2845

Telephone: 775.328.6100

11 WMPA22-0006 & WRZA22-0007
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Regulatory Zone Amendment

Supplemental Information
(All required information may be separately attached)

Please complete the following supplemental information to ensure consistent review of your request to
amend the Washoe County Zoning Map. Please provide a brief explanation to all questions answered in
the affirmative.

1. List the Following information regarding the property subject to the Regulatory Zone Amendment.

a. Whatis the location (address, distance and direction from nearest intersection)?

The project is located at 365 Calle de la Plata. [t is east of Pyramid Way and on the south side of Calle de la Plata. Please refer to the attached report for location details and map.

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

Master Plan Current Existing Proposed Proposed
APN of Parcel Designation Zoning Acres Zoning Acres
534-561-09 R MDR 10.448 | 10.448

¢.  What are the regulatory zone designations of adjacent parcels?

Zoning Use (residential, vacant, commercial, etc,)
North MDS Residential
South | Vacant
East | Vacant
West 0S Flood Control Basin

3. Describe the existing conditions and uses located on the site (i.e. vacant [and, roadways, easements,
buildings, etc.).

The site is currently utilized as a single-family residence.

4. Describe the natural resources associated with the site under consideration. Your description should
include resource characteristics such as water bodies, vegetation, topography, minerals, soils, and
wildlife habitat.

Refer to the attached report for additional details and analysis.

Washoe County Planning and Building December 2018
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5. Does the property contain development constraints such as floodplain or floodways, wetlands, slopes,
or hillsides in excess of 15%, geologic hazards such as active faults, significant hydrologic resources,
or major drainages or prime farmland?

Yes, provide map identifying locations d No |

6. Is the site located in an area where there is potentially an archeological, historic, or scenic resource?

LEI Yes No |

Explanation:

7. Are there sufficient water rights to accommodate the proposed amendment? Please provide copies
of all water rights documents, including chain of title to the original water right holder.)

Yes O No

If yes, please identify the following quantities and documentation numbers relative to the water rights:

a. Permit# acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other # acre-feet per year

a. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources):

b. If the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additional development.

8. Please describe the source and timing of the water facilities necessary to serve the amendment.

a. System Type:

Individual wells  To be removed upon connection to public water
U Private water Provider:
Public water Provider: TMWA

b. Available:

Now O 1-3years ,EI 3-5 years O 5+ years l

c. Isthis part of a Washoe County Capital Improvements Program project?

[EIYes |No |

Washoe County Planning and Building December 2018
REGULATORY ZONE AMENDMENT SUPPLEMENTAL INFORMATION
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program or not available, please describe the funding mechanism for ensuring
availability of water service.

Not applicable

9. What is the nature and timing of sewer services necessary to accommodate the proposed
amendment?

a. System Type:

U Individual septic  To be removed upon connection to public sewer
Public system | Provider: JTMWA

b. Available:

| Now IEI 1-3 years |EI 3-5 years Q 5+ years |

c. Is this part of a Washoe County Capital Improvements Program project?

| O Yes | @ No ]

d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program or not available, please describe the funding mechanism for ensuring
availability of sewer service. If a private system is proposed, please describe the system and the
recommended location(s) for the proposed facility.

Not applicable

10. Please identify the street names and highways near the proposed amendment that will carry traffic to
the regional freeway system.

Pyramid Way and Calle de la Plata

11. Will the proposed amendment impact existing or planned transportation systems? (If yes, a traffic
report is required.)

|EIYes No

12. Community Services (provided name, address and distance to nearest facility).

a. Fire Station Pyramid Way and Calle de la Plata
b. Health Care Facility Renown Urgent Care, Spanish Springs
¢. Elementary School Taylor Elementary School
d. Middle School Shaw Middle School
e. High School Spanish Springs
f. Parks Sparks Parks
g. Library Spanish Springs Library
h. Citifare Bus Stop NA
Washoe County Planning and Building December 2018
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Projects of Regional Significance Information
For Regulatory Zone Amendments

Nevada Revised Statutes 278.026 defines “Projects of Regional Significance’. Regulatory Zone
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning
Commission (TMRPC) must respond to the following questions. A “Yes” answer to any of the following
questions may result in the application being referred first to the Truckee Meadows Regional Planning
Agency (TMRPA) for submission as a project of regional significance. Applicants should consult with
County or Regional Planning staff if uncertain about the meaning or applicability of these questions.

1. Will the full development potential of the Regulatory Zone amendment increase employment by not
less than 938 employees?

| O Yes | @ No |

2. WIll the full development potential of the Regulatory Zone amendment increase housing by 625 or
more units?

| O Yes | @ No |

3. Will the full development potential of the Regulatory Zone amendment increase hotel
accommodations by 625 or more rooms?

|EIYes lNo 1

4. WIill the full development potential of the Regulatory Zone amendment increase sewage by 187,500
gallons or more per day?

| O ves | @ No |

5. Will the full development potential of the Regulatory Zone amendment increase water usage by 625
acre-feet or more per year?

| O ves | ®@ No |

6. WIill the full development potential of the Regulatory Zone amendment increase traffic by 6,250 or
more average daily trips?

|EIYes |No |

7. WIll the full development potential of the Regulatory Zone amendment increase the student
population from kindergarten to 12" grade by 325 students or more?

| O Yes | @ No |
Washoe County Planning and Building December 2018
REGULATORY ZONE AMENDMENT SUPPLEMENTAL INFORMATION
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Washoe County Master Plan

Appendix D - Village Green Commerce Center Specific
Plan Contents

SPANISH SPRINGS AREA PLAN
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Washoe County Master Plan SPANISH SPRINGS AREA PLAN

When future building permits and/or administrative permits are proposed, the applicant shall
provide documentation to the Department of Community Development that parking will meet
Washoe County Code requirements.

Trash Enclosures

All outdoor trash enclosures shall be visually screened with a solid non-combustible enclosure.
A & (foot) minimum height shall be required to fully screen trash dumpsters.

Trash enclosures colors shall match the primary colors of the building in which they serve.

A minimum of one 6’ (foot) evergreen tree and 5 shrubs (2-galfon minimum) shall be planted on
three sides of the trash enclosure.

Trash enclosures located at the back sides of buildings do not require landscaping when screened
with masonry walls that blend with the building architecture (colors and materials).

Trash enclosure openings shall include gates that provide a minimum 80% screening of dumpster
areas.

There shall be no trash enclosures on the building side directly adjacent to and facing any
residential parcels.

Circulation & Sidewalks

Pedestrian access and circulation standards are to create a pedestrian friendly environment that
is safe and efficient with obvious connections to major building entrances and destinations.

Sidewalks shall be provided adjacent to primary building entrances and are required to meet
applicable ADA standards.

Ownership and maintenance of internal paths/walks shall be the responsibility of the Master
Developer or the subsequent tenant or owners association.

Fences and Walls

Maximum fence height for any perimeter fencing shall be 6’ (feet). Perimeter fencing may consist
of wood, vinyl, split-rail, or masonry. Chain link fencing is prohibited along the perimeter of the
project. Solid fencing is prohibited for use in the buffer areas. Perimeter refers to the exterior
boundaries of the site, not internal lots.

Fencing within the front yard of any lot, or along the Calle de la Plata frontage is prohibited.

Storage yards or business activities may be screened with fencing up to 8’ (feet) in height. Chain
link fencing must use wood or vinyl slats to provide screening.

A minimum 5’ (foot) planter area must be provided adjacent to any fence in excess of 8’ (foot)
height. This planter area shall contain shrubs and/or trees to soften the bulky appearance of
the fence (i.e. vines, columnar trees).

Fences and walls adjacent to buildings shall be architecturally integrated by using consistent
color/finish, and materials.

Truck Delivery Areas

Delivery area standards provide for necessary functions while protecting from unsightly views.

Loading “docks” shall be screened from view of residential areas by using architectural elements
such as walls, fencing and/or landscaping.

Loading docks are prohibited within 100’ (feet) of any residential uses or residentially zoned
properties.
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Washoe County Master Plan SPANISH SPRINGS AREA PLAN

directly adjacent to and facing any residential parcel. Parking, driveways, office doors and
fire doors shall be allowed on any building side.

Building Setback - All buildings adjacent to residential property lines shall maintain at least a 50’
(foot) building setback from the south and east property lines.

Access and Parking - There is no parking or access allowed in a buffer yard unless required for
emergency vehicle circulation or fire doors for the buildings.

Landscape Screening - Landscaping shall be provided at a rate of 50% evergreen trees and 50%
deciduous trees with a planting density that is required by the development code for the buffer
areas (See Figure D-6 — Buffer Yard Planting Plan). The intent of the planting density is to
provide a reasonable screening of all buildings along these property lines and soften the
impact of building mass. It shall be the discretion of the landscape architect to determine the
location of plant material, and selection of plant material with emphasis on reducing the visual
impact of building mass.

Building Material & Colors - Building design encourages the use of material and colors to soften
the appearance of large blank walls along these property lines.

Lighting — Lighting on the exterior of buildings is restricted to security lighting.

Figure D-5: Buffering Yard Planting Plan

Note:
Tree planting to include a mix of 50% Deciduous and 50% Evergreen Trees

Evergreen

'''' ) ildi Deciduous
Shrubs Tree (typ.) Building -

Tree (typ.)

50" Minimum
Buffer Yard
Area for Pedestrian, Equestrian, and Drainage Easements
S e e L
‘- Property Line
Existing
Residential

Evergreen Trees shall be 50% @ 7' Height Min.
50% @ 6' Height Min.

Deciduous Trees shall be 50% @ 2" Caliper Min.
50% @ 1" Caliper Min.
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Washoe County Master Plan SPANISH SPRINGS AREA PLAN

Processing of these requests shall follow the guidelines/timeframes established by Washoe
County.

Project Financing

1. Project financing shall be the responsibility of the Master Developer. All necessary
infrastructure to serve the site shall be constructed at the expense of the Master Developer and
dedicated to Washoe County as appropriate.

2. Any agreement made between the Master Developer or a future tenant/user and Washoe
County for alternative financing of infrastructure shall be permitted if agreeable to all parties,
which agreement should not be unreasonably withheld.

3. Village Green Commerce Center is required to pay all applicable development impact fees as
mandated by Washoe County, the Regional Transportation Commission, and Nevada Revised
Statutes.

Maintenance

At project build out, the Master Developer may choose to form a Tenant or Owners Association to
assume maintenance responsibilities.

Administrative Approval for Minor Revisions

The Administrator shall have the authority at his/her reasonable discretion to administratively
approve minor deviations in the plans, standards, and guidelines as requested by the Master
Developer prior to the submission of a final development plan for each phase or pad area.

The boundaries/property lines included within the Village Green Commerce Center are subject to
modification. The Master Developer may submit a commercial subdivision map, parcel map, or
boundary line adjustment creating new parcel(s) or altering the shape of existing parcels that make
up the Village Green Commerce Center without an amendment to this handbook. However, the
overall acreage of the Specific Plan cannot increase without amendment to this handbook and the
subsequent Master Plan Amendment process.

Design Flexibility

The final development plan, standards, and regulations contained in this handbook are intended to
depict the nature and intensity of the development proposed within the Village Green Commerce
Center. Sufficient flexibility provided by Washoe County shall be allowed for the Master Developer
to permit detailed planning and design at time of actual development. The configuration and
acreage of development parcels and phases may be altered at Master developer’s discretion to
accommodate detailed site conditions.

Omissions

, In cases where the handbook does not specifically address a standard/subject, the provisions of
the Washoe County Development Code, Washoe County Master Plan, Spanish Springs Area Plan,
and/or Nevada Revised Statutes in effect at that time shall prevail.

Definitions

There are a variety of words and phrases that are used commonly throughout this Design
Standards Handbook. The following is a brief list defining the terms that are carried on throughout
this document:

132 WMPA22-0006 & WRZA22-0007
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