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The request is to approve a master plan map and a regulatory zone
amendment for two parcels between 1st & 2nd Avenue at the western
terminus in the Sun Valley Planning Area.

* The master plan land use designation change is for a 17.2-acre parcel and 1.2-acre
parcel from Suburban Residential (SR) to Urban Residential (UR) on 14 acres and
Open Space (OS) on 4.4 acres; and

* A regulatory zoning change for a 17.2 acre parcel and 1.2 acre parcel from
Medium Density Suburban (MDS-3 du/acre single family detached; or 5 du/acre
single family attached & middle housing) to Low Density Urban (LDU -10 du/acre
for single family detached; or 14 du/acre for single family attached, multi-family,
middle housing; or 12 du/acre mobile home park) on 14 acres and Open Space
(OS) on 4.4 acres
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Area Characteristics

* The site is vacant with native vegetation and slopes primarily to the
west.
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ne Red Hill Open Space is located to the west and Lois Allen
ementary school is located directly to the east.

nere are residential houses to the north and City of Reno, located

to the south has approved residential development
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* On May 3, 2022, Washoe County Planning Commission approved the West
2nd Avenue Highlands Tentative Map (WTM22-003), for 48 single-family
residential lots and open space development.

 However, the applicant concluded that the existing density of medium
density suburban (MDS-3 single family dwelling units per 1 acre) did not
make the project feasible.

* According to the application, the proposed master plan and regulatory zone
amendments will increase the allowed density, which the applicant contends
will make residential development more viable.

* The applicant indicates, the proposed request will “align the subject property
with the changes of the surrounding properties and increase the allowable
density for residential development.”




In 2015 an MPA/RZA was approved and
changed from MDS to MDU - allowing for
multi-family development, with the
approval of a special use permit.

In 2022 2015 an MPA/RZA (Chocolate
Drive) was approved and changed from
MDS to MDU — allowing for multi-family
development, with the approval of a

2 special use permit.
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A ¢ development with no maximum density
requirements.
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* The existing master plan land use designation is suburban residential (SR)
which allows the regulatory zoning of medium density suburban (MDS).

* The proposal is to change the master plan designation to urban residential
(UR), which will allow the regulatory zoning to low density urban (LDU) & open
space (OS).

* The proposal will change 14 acres to UR and 4.4 acres to OS




RZA Evaluation- LDU regulatory zoning

* The proposal will change 18.4 acres from MDS regulatory zoning to 14 acres of
LDU regulatory zoning and 4.4 acres to OS regulatory zoning , which will reduce
the allowed area for residential uses from 18.4 to 14 acres.

* MDS regulatory zoning, for the total acreage of 18.4 acres would allow 3
du/acre and for single family would allow 55 units.

* LDU regulatory zoning, for the total acreage of 14 acres would allow single
family- attached and detached, allowing 140 single family detached units or up
to 196 single family attached, multi-family or missing middle units.

* The application states, “there is no proposed development at this stage,
however project impacts have been analyzed with a conceptual design of a
168-unit residential development”.




* The proposal is to
change 4.4 acres
located in the
southern portion of
the site to OS
regulatory zoning.

* This area includes a
natural drainage
area and slopes of
15% or more and
will not allow any

residential uses.
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* The site is located in the Sun Valley Hydrographic Basin, and the Sun Valley
General Improvement District (SVGID) will provide water and sewer service to
the site.

* According to the applicant SVGID has capacity to provide water and wastewater
for the proposal.

* Washoe County Parks & Open Space reviewed the application indicated that
when further development occurs trails will be required to connect throughout
the site and connect Lois Allen Elementary School to Red Hill Open Space and
the future Sun Valley Rim Trail.

* The intent is that the trails will align and support the development and
implementation of the Sun Valley Rim Trail
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* The applicant has completed a traffic analysis for a conceptional 168-unit
development.

* The application states the following:

* The project is anticipated to generate approximately 1,132 Daily, 67 AM peak houir,
and 86 PM peak hour trips. Analysis of the Sun Valley Boulevard/W. 2nd Avenue
intersection was conducted based on Existing, Existing Plus Project, and Baseline Plus
Project traffic volumes. Under all scenarios, the study intersection is expected to
operate LOS C or better during the AM and PM peak hours, which is within policy level
of service thresholds. The project trips would be less than 3 percent of the overall
intersection traffic and would not significantly impact operations.




Neighborhood Meetings & Public Comment () men

* The neighborhood meeting was held at Hobey’s Casino Banquet Room on
August 26, 2025 at 6 pm. Comments made included the following:

Traffic

Impacts to schools

Access to open space and trails

Safety concern for the community
Grading and impact to the environment

Increase in density

* The meeting lasted over 50 minutes, with the majority of comments/questions
about more homes and the impacts more homes will bring to the area.

 Also, there were comments about the topography, infrastructure and access to

oien siace.



* Property owners
within 750 feet of the
site were noticed and
98 notices were sent
out

* No emails or phone
calls were received

* A legal ad was placed
in the Reno Gazette
Journal 10 days
before the public
hearing date.

WMPA25-0005 & WRZA25-0006 Sun Valley 48 LLC COmE::“lt/mSeenr\{ices
Noticing Map - 750 feet T

Source: Plaming and Buikling Divisian
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 VVarious agencies reviewed the application, their comments are included in
the staff report.

 Staff can make all the findings as explained in the staff report.
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* Possible motions can be found in the staff report




Thank you

Julee Olander, Planner
Washoe County CSD — Planning Division
jolander@washoecounty.gov
775-328-3627
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