Planning Commission Staff Report

Meeting Date: September 5, 2023 Agenda Item: 9D

MASTER PLAN AMENDMENT CASE NUMBER:  WMPA23-0004 & WRZA23-0005 (Diablo
Drive & Main Street)

BRIEF SUMMARY OF REQUEST: Request to change the Master Plan
designation of a £17.99-acre parcel from
Suburban Residential (SR) to
Commercial (C), Industrial (1), and SR;
and to change the Regulatory Zone of a
+17.99-acre parcel from Medium Density
Suburban (MDS) to Neighborhood
Commercial (NC), Industrial (1), and High
Density Suburban (HDS)

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) Approve an amendment to the High Desert Area Plan, a component of the Washoe County
Master Plan, to change the Master Plan land use designation for a £17.99-acre parcel (APN:
071-240-16) from Suburban Residential (SR) to +4.0 acres (22%) Commercial (C), £2.0
acres (11%) Industrial (1), and £11.99 acres (67%) SR; and

(2) Subject to final approval of the associated Master Plan Amendment by the Board of County
Commissioners and a finding of conformance with the Truckee Meadows Regional Plan by
regional planning authorities, recommend adoption of an amendment to the High Desert
Regulatory Zone Map, to change the regulatory zone for a £17.99-acres parcel (APN: 071-
240-16) from Medium Density Suburban (MDS- 3 units per acre) to +4.0 acres (22%)
Neighborhood Commercial (NC), £2.0 acres (11%) Industrial (1), and +11.99 acres (67%)
High Density Suburban (HDS- 7 units per acre);

(3) And, if approved, authorize the chair to sign resolutions to this effect.

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133 WMPA23-0004 &
www.washoecounty.gov/csd/planning_and_development WRZA23-0005
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Applicant/

Property Owner: District (GID) 1
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Development Authorized in Article 820, it 4
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Article 821, Amendment of Vicinity Map
Regulatory Zone
Commission 5 — Commissioner Herman
District:

MASTER PLAN AMENDMENT STAFF RECOMMENDATION

POSSIBLE MOTION

I move that, after giving reasoned consideration to the information contained in the staff report and
information received during the public hearing, the Washoe County Planning Commission 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 WMPA23-0004, having made at least three of the five findings included in
Washoe County Code Section 110.820.15(d) and the findings in Goal Twenty-One of the High Desert
Area Plan. | further move to certify the resolution and the proposed Master Plan Amendments in
WMPAZ23-0004 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 15)

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 WRZA23-0005,
having made all of the findings included in Washoe County Code Section 110.821.15(d). | further move
to certify the resolution and the proposed Regulatory Zone Amendment in WRZA23-0005 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 16)

WMPA23-0004 &
WRZA23-0005
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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.

e Population Element. Projections of population, housing characteristics, trends in
employment, and income and land use information for the County.

o 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.

e 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.

o 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

Master Plan Amendment Case Number WMPA23-0004 & WRZA23-0005 WMPA23-0004 &
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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 a 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 7.

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
which may adopt, adopt with modifications, or deny the proposed amendment.

Master Plan Amendment Case Number WMPA23-0004 & WRZA23-0005 WMPA23-0004 &
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Background

The proposed amendments are for a 17.99-acre parcel owned by the Gerlach General
Improvement District (GGID). After numerous community meetings over the past year, the GGID
is requesting to change the Master Plan and regulatory zoning designations on the 17.99-acre
parcel to provide more housing options and commercial/industrial uses for the area. The
community voiced it's concerns about the lack of available housing, which requires some workers
to commute to Gerlach. This concern is identified in the Character Statement of the High Desert
Area Plan which states: “Opportunities are needed for young people who would like to live and
work in the Gerlach area after graduation from high school.” The community also voiced concerns
for more commercial and industrial uses in the area. The Character Statement of the High Desert
Area Plan states: “More local-serving commercial businesses are needed to support the residents
of Gerlach”. The parcel’s current regulatory zoning of Medium Density Suburban (MDS) limits the
allowed uses to primarily residential use and only allows residential density of 3 units per acre.
The concerns voiced at the community meetings along with the High Desert Area Plan have led
the GGID to request the proposed amendments (See Exhibit D).

Analysis

The Master Plan Amendment request is to change the Master Plan designation from suburban
rural (SR) to commercial (C), industrial (I), and SR. This change will allow for the regulatory
zoning to change from medium density suburban (MDS) to neighborhood commercial (NC),
Industrial (1), and high density suburban (HDS). The parcel’s current regulatory zoning of MDS
limits the type of allowed uses and number of housing units on the parcel. The desire of the
community is to allow different types of housing options, including multi-family housing. The
regulatory zoning of HDS, allows 7 units per acre and the NC regulatory zoning allows 5 units per
acre and multi-family housing is allowed with a special use permit. These two regulatory zones
will provide for the possibility of more housing units and different housing types. The request also
includes 2 acres of the site to change to industrial (1) regulatory zoning. Currently, there are no
parcels within the Gerlach Suburban Character Management Area (GSCMA) with the regulatory
zoning of Industrial (I). The intent of the proposal is to increase housing units and offer more
housing options and allowing for commercial and industrial uses on portions of the property. The
community has voiced that these changes would further assist in creating a successful
community.

Compatible Land Uses

In determining compatibility with surrounding land uses, staff reviewed the Land Use Compatibility
Matrix with the proposed regulatory zones. 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 Adjacent Parcels

Proposed Existing Adjacent Compatibility
Regulatory Zone Regulatory Zone Rating

General Rural (GR) — located to the north

Industrial (1) 2.0 acres Low

and west
General Rural (GR) — located to the north Medium
Master Plan Amendment Case Number WMPA23-0004 & WRZA23-0005 WMPA23-0004 &
Page 7 of 17 WRZA23-0005
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Industrial (1) -located to the north Low
High Density Suburban (HDS) 11.99 Public & Semi-Public (PSP) -located to Medium
acres the south across Diablo Drive
Medium Density Suburban (MDS) - Hiah
located to the east & southeast 9
Medium Density Suburban (MDS) - Low
located to the southeast
Neighborhood Commercial (NC) 4.0 Tourist Commercial (TS) -located to the High
acres north g
General Rural (GR) — located to the north Low

High Compatibility: Little or no screening or buffering necessary.
Medium Compatibility: Some screening and buffering necessary.
Low Compatibility: Significant screening and buffering necessary.

The parcel is in the GSCMA, which allows the proposed regulatory zones of |, HDS, and NC. The
parcels to the north with regulatory zoning of GR and | are vacant. The Gerlach K-12 School is
located on the parcel to the southeast, across Diablo Drive, with a regulatory zoning of PSP. The
Gerlach Hot Springs Park is located on the parcel to the northwest with regulatory zoning of TC
and GR. Single family residences are located on the parcels to the southwest and east with a
regulatory zoning of MDS.

Availability of Facilities

According to the application, there are public utilities adjacent to the parcel, within Diablo Drive.
These utilities can be extended to the parcel as development occurs. The applicant states: “it is
anticipated that the existing infrastructure will be able to accommodate the anticipated demand
for the future utility service (water and sewer) and it is not anticipated that the existing utilities will
require new improvements.” As development occurs the water and sewer service will need to be
reviewed to confirm that service is available.

Fire and emergency service will be provided by the Gerlach Volunteer Ambulance and Fire
Department, which is located approximately 330 feet from the parcel at 420 Cottonwood Street.
Policing will be provided by the Washoe County Sheriff's Office, which has a location
approximately 1,000 feet from the parcel at 330 W. Sunset Blvd.

The application indicates that the overall street network will be impacted by the proposal. The
site is bounded by Diablo Drive to the southeast and Main Street to the west. Though there is no
specific development proposed at this time, it is anticipated that the portion of the parcel with the
proposed regulatory zoning of HDS will access Diablo Drive. The areas with the regulatory zoning
of NC and | will access Main Street. Diablo Drive is a Washoe County roadway and Main Street
is Highway 447, a State of Nevada Department of Transportation (NDOT) roadway. As
development occurs, the traffic will be reviewed to mitigate any impact to the community.

The application shows a net increase of 651 peak weekday trips (66 to 717), and a net increase
of 72 peak hour trips (64 to 136). The application provided the following chart showing the
assumptions related to the estimated peak trip rate for the existing and proposed regulatory zone
changes:

Master Plan Amendment Case Number WMPA23-0004 & WRZA23-0005 WMPA23-0004 &
Page 8 of 17 WRZA23-0005

DIABLO DRIVE AND MAIN STREET



Washoe County Planning Commission Staff Report Date: June 15, 2023

Average | Average | Estimated
Zoni Weekd Peak Peak Estimated Peak
.ﬂmng. Allowed Use Amount ?e ay ea e stimate . ea
Designation Trip Rate Hour Weekday Hour Trips
Rate Trips
Existing:
Medium
_ Single-Family 40
Density ] 0.95 0.52 33 37
Detached units
Suburban
(MDS)
Existing: Single-Family 30 units 0.94 0.91 28 27
MDS Attached
Proposed:
P Single-Family _
HDS 20 units 0.94 0.91 19 18
Detached
Proposed: Single-Family 25 units 0.95 0.92 24 23
HDS Aftached
Proposed: | Apartm E"t_j’fmum' 15 units 0.86 0.80 13 12
[ Family
pm';'::;ecl: General Retail | ~9,000sf | 0.06 0.007 573 67
Proposed: | | General Industrial | ~18,000 sf 0.005 0.0005 88 16
- - - ]
TOTAL EXISTING = 66 64
TOTAL PROPOSED = 717 136
MNET CHANGE IN TRIPS = 651 72

Change of Conditions

The conditions in the area have changed over the past years. After several community meetings
over the past year, the residents have identified the need for more housing units and commercial
and industrial uses. These concerns have been ongoing as outlined in the High Desert Area Plan.
The community is optimistic that these changes will provide the needed boost to attract more
residents. With more housing options and commercial and industrial space available, the
community envisions the ability to attract more businesses. These changes will further address
the continuing needs of the Gerlach community.

Desired Pattern of Growth

The residents of Gerlach have voiced their interest and support for the Master Plan and regulatory
zone changes at community meetings. The High Desert Area Plan identified areas of concern,
including the need for more housing options and commercial and industrial uses for the Gerlach
area. The area needs have evolved and the proposed changes will better address the desired
pattern of growth for the community.

High Desert Area Plan Evaluation

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

Master Plan Amendment Case Number WMPA23-0004 & WRZA23-0005 WMPA23-0004 &
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Relevant Area Plan Policies Reviewed

Comments
Applicant had 4 meetings prior to

Polic Brief Policy Description Complies
HD.1.2 | Growth opportunities reviewed by ' Yes

the community

Neighborhood meeting

HD.1.3 | Allowed Regulatory Zones Yes NC, HDS & | are allowed
HD.3.1  Commercial will be consistent Yes Meets LUTE policies
with Washoe County Land Use &
Transportation Plan (LUTE)
HD.3.2  Downtown Gerlach Overlay Yes Meets criteria 1- promotes
District Development Criteria commercial use within the community;
2- will improve the opportunities; & 3-
will allow more NC regulatory zoning
Goal 21 | Plan Maintenance Yes Will accommodate the changing
conditions of the Gerlach area
POP.3  Balanced development Yes Will allow for range of commercial
& industrial uses including housing
POP.4 | Coordinate growth with Yes Applicant has indicated the
availability of services and availability of facilities
utilities
H.1. Availability of affordable Yes Housing options to help serve a
workforce housing range of affordability
H.7 Promote homeownership Yes Range of housing options provide
greater housing ownership
LUT.1 Sustainable growth practices Yes Reducing sprawl & using
existing land in the most efficient
manner possible
LUT.2 Use patterns are compatible with = Yes Encourages and allows a mix of
suburban development and uses
incorporate mixed-use.
LUT.4 Range of housing choices & Yes Range of housing options
street connection connecting with existing street
network
LUT.5 Development occurs where Yes Connect to the existing
infrastructure is available utilities
LUT.6 Land use and transportation Yes Promotes a healthy
decisions support a healthy local economy
economic base
LUT.7 Development patterns in the Yes Location in the GSCMA is ideal for
unincorporated TMSA provide an higher intensity land use patterns,
alternative to the higher intensity with mixed uses
land use patterns that are found
in the higher tiers in cities as
referenced in LUT 3.1.
LUT.19 | Promote more sustainable Yes Development will incorporate
development employment and commercial
service opportunities
LUT.29 @ Transportation systems are Yes Mixed use allows individuals to

seamless and efficient

walk to work

Master Plan Amendment Case Number WMPA23-0004 & WRZA23-0005
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Neighborhood Meeting

Staff Report Date: June 15, 2023

The applicant held four community meetings before the required neighborhood meeting per NRS
278.210(2) and WCC Section 110.820.20 for any proposed Master Plan Amendment. These
meetings allowed the community to discuss and review many options to address the need for
more housing and employment opportunities for the community. The conclusion is the proposed

Master Plan and Regulatory Zone Amendments.

The final meeting for Gerlach was the neighborhood meeting was held on April 13, 2023, at the
Gerlach Community Center (See Exhibit D). There were 18 attendees at the meeting with the

following comments:

Reviewing Agencies

Concerns with industrial uses
Desire for affordable housing
Allow zoning flexibility

Concerns about utilities

The following agencies/individuals received a copy of the project application for review and
evaluation. Some provided comments but none recommended denial.

Agencies SE"? to Responded Prm{":hd Contact
- Review Conditions
NDOT (Transportation) X
NDOW (wildlife) X
NV Water Resources X Steve Shell, sshell@water.nv.gov
Washoe County GIS X
Washoe County Parks & X X Faye-Marie Pekar,
Open Space fpekart@washoecounty.gov
Washoe County Traffic X
Washoe County Water i . .
i X X Timber Weiss, tweiss@washoecounty.gov
Rights Manager (All Apps)
WCS0 Law Enforcement X
Washoe County Engineering
(Land Development) (All X X Robert Wimer, rwimer@washoecounty.gov
Apps)
Washoe County Engineering
& Capital Projects Director X
(all Apps)
WCHD Air Quality X
WCHD Environmental o i
X X James English, jenglish@washoecounty.gov
Health
TMFPD X X Dale Way, dway@tmfpd.us
Truckee Meadows Regional
. X X Chohnny Sousa, CSousa@tmrpa.org
Planning
Washoe County School X X Kyle Chislom,
District (All TMs) Kyle.Chisholm@WashoeSchools.net
Gerlach GID X
NV Energy X
Master Plan Amendment Case Number WMPA23-0004 & WRZA23-0005 WMPA23-0004 &
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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
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 June 23, 2023.

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.

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: 127 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 E)

A legal ad was placed with the Reno Gazette Journal for June 23, 2023.

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
following 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: Staff has reviewed the proposed amendment and has found that it is
consistent with the policies and action programs in the High Desert Area Plan and that it
does not conflict 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.

Staff Comment: The proposed Master Plan Amendment will not adversely impact the
adjacent parcels. The parcels to the north are primarily vacant; residences and a school
are located to the south and east; and commercial uses to the west. There is a mixture of
uses surrounding the parcel and as development occurs any impacts will be addressed
and mitigated. After numerous meeting the community requested the proposed Master
Plan Amendment to allow for the possibility of having the various designations. The
community envisions these changes will help to provide more diverse opportunities in the
area.

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.
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Staff Comment: The proposed amendment is responding to the changes voiced by the
Gerlach community. The community and the High Desert Area Plan have identified the
need for more housing units and commercial and industrial uses. The lack of varied
housing options has limited the types of housing for people to live in Gerlach. The
community would also like to increase the work options. The requested amendment has
the ability to help facilitate more housing options and to create a variety of work
opportunities.

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.

Staff Comment: The existing infrastructure is anticipated to accommodate the utility
demand. The applicant requesting the amendment is the GGID, which provides water
and sewer service for the area. The GGID clearly understands the needs of the proposed
changes and will need to address development as is occurs. For the amendment to be
successful the GGID will need to find the resources to provide the required facilities. The
application was reviewed by the other agencies and no comments of concern were
received.

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 will allow more housing units along with possibility of more
commercial and industrial uses. The Gerlach community has identified these changes are
needed to increase and attract more residents and businesses to further develop as a
healthy community. The proposal will promote the desired pattern for the orderly physical
growth by broadening the opportunities for Gerlach to grow and succeed as the residents
have requested.

High Desert Area Plan Findings

Goal Twenty-one: Amendments to the High Desert Area Plan will be for the purpose of further
implementing the Vision and Character Statement, or to respond to new or changing
circumstances. Amendments will conform to the High Desert Vision and Character Statement.
Amendments will be reviewed against a set of criteria and thresholds that are measures of the
impact on, or progress toward, the Vision and Character.

Staff Comment: The proposal will further the Vision and Character Statement of the High Desert
Plan. The request will provide an opportunity for more housing units and commercial and
industrial uses. The lack of these uses is identified in the Area Plan as community concerns. This
Master Plan and regulatory zoning amendments will enable the community to address these
concerns outlined in the Vision and Character Statement in the Area Plan.

Staff Comment on Required Regulatory Zoning Amendment Findings

WCC Section 110.821.15(d) 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.
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Staff Comment: Staff has reviewed the proposed amendment and has found it consistent
with the policies and action programs in the High Desert Area Plan and does not conflict
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.

Staff Comment: The proposed amendment is to amend the regulatory zoning for a parcel
located in the Gerlach Suburban Character Management Area (GSCMA). The proposed
changes conform with the allowed regulatory zones in the GSCMA and should not
adversely impact the adjacent parcels. The parcels to the north are primarily vacant;
residences and a school are located to the south and east; and commercial uses to the
west. There is a mixture of uses surrounding the parcel and as development occurs any
impacts will be addressed and mitigated. The Land Use Transportation Element (LUTE)
encourages the mixture of uses in Policy 1 & 2. The LUTE also states in Rural Land
Groups that, “ low intensity commercial or industrial uses may be appropriate when they
respect the greater purpose of the land group”. The proposed 2 acres of | regulatory
zoning will allow light industrial, which currently is not allowed in Gerlach.

3. 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 proposed amendment is responding to the changes voiced by the
Gerlach community. The community and the High Desert Area Plan have identified the
need for more housing units and commercial and industrial uses. There were four
community meetings and one neighborhood meeting to address the changes in n the
community. The conclusion was the proposed amendment to provide an opportunity for
more housing units and uses to be developed.

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.

Staff Comment: The existing infrastructure is anticipated to accommodate the utility
demand. The property owner the GGID and community requested the proposed changes
with the knowledge of the existing infrastructure. As development occurs, the availability
of facilities will be reviewed and addressed. The application was reviewed by the other
agencies and no comments of concern were received.

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.

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. The proposal will allow more housing units and commercial and industrial
uses, which have been identified by the Gerlach community as needed.

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.

Staff Comment: The proposal will provide an opportunity for more housing units and
commercial and industrial uses. These are uses have been identified by the Gerlach
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community to attract more residents and businesses and develop further as a healthy
community. The proposal will promote the desired pattern for the orderly physical growth
by broadening the opportunities for Gerlach to grow and succeed as the residents have
requested.

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.

Master Plan Amendment 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 WMPA23-0004. 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 WMPA23-0004, having made at least three of the
following five findings in accordance with Washoe County Code Section 110.820.15(d) and the
findings in Goal Twenty-One of the High Desert Area Plan. | further move to certify the resolution
and the proposed Master Plan Amendments in WMPA23-0004 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
on the projected population growth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services.
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High Desert Area Plan Findings

Goal Twenty-one: Amendments to the High Desert Area Plan will be for the purpose of further
implementing the Vision and Character Statement, or to respond to new or changing
circumstances. Amendments will conform to the High Desert Vision and Character Statement.
Amendments will be reviewed against a set of criteria and thresholds that are measures of the
impact on, or progress toward, the Vision and Character.

Requlatory Zone Amendment Recommendation

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:

Regulatory 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
WRZA23-0005, 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 WRZA23-0005 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.
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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/ Owner: Gerlach General Improvement District, Email: gerlachgid@gmail.com

Representatives: Wood Rodgers, Email: ehasty@woodrogders.com
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