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Master Plan Amendment Case Number MPA15-004 and Regulatory Zone
Amendment Case Number RZA15-006 (Sugarloaf Ranch Estates) — To
acknowledge receipt of the Planning Commission’s report regarding the
Board of County Commissioners’ action January 26, 2016 to reverse the
Planning Commission’s December 1, 2015 denial of MPA15-004 and
RZA15-006; and take possible action to: (1) Adopt an amendment to the
Washoe County Master Plan, Spanish Springs Area Plan to change the
Master Plan Category on one parcel of £ 39.84 acres from a mix of
Industrial (1), Commercial (C) and Open Space (OS) to Suburban
Residential (SR); and (2) Subject to final approval of the associated
Master Plan change, to adopt an amendment to the Spanish Springs
Regulatory Zone Map, changing the Regulatory Zone from a mix of Open
Space (OS), Industrial (I) and Neighborhood Commercial (NC) to
Medium Density Suburban (MDS); and if approved (3) Authorize the
Chair to sign the resolutions to adopt the amendments to the Spanish
Springs Area Plan after a determination of conformance with the Truckee
Meadows Regional Plan by the Truckee Meadows Regional Planning
Commission.

The applicant and property owner is Sugarloaf Peak, LLC. The subject
parcel (APN: 534-562-07) is located on the north side of Calle de la Plata,
approximately 2/10 of a mile east of its intersection with Pyramid
Highway. It is within the Spanish Springs Area Plan and Spanish Springs
Citizen Advisory Board boundaries and within Section 23, Township 21N,
Range 20E, MDM. The Development Code sections applicable to this
amendment are Article 820, Amendment of Master Plan and Article 821,
Amendment of Regulatory Zone. (Commission District 4.)

SUMMARY

Master Plan Amendment Case Number MPA15-004 and Regulatory Zone Amendment
Case Number RZA15-006 for Sugarloaf Ranch Estates seek to (1) amend the Washoe
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County Master Plan, Spanish Springs Area Plan, to change the Master Plan Category on
one parcel of = 39.84 acres from a mix of Industrial (I), Commercial (C) and Open Space
(OS) to Suburban Residential and (2) amend the regulatory zone on the same parcel from
a mix of Open Space (OS), Industrial (I) and Neighborhood Commercial (NC) to
Medium Density Suburban.

The Planning Commission denied the applications at their December 1, 2015 hearing.
The denial was subsequently appealed by the applicant’s representative to the Washoe
County Board of Commissioners (Board) as Appeal Case Number AX15-006. On
January 26, 2016, the Board approved the appeal and reversed the Planning
Commission’s denial, sending both cases back to the Planning Commission for a report
as required by NRS and County Code. As directed, on March 1, 2016, the Planning
Commission discussed the Board’s actions and provided a report as outlined below. The
Board now has the option to approve or deny the original request for MPA15-004 and
RZA15-006.

Washoe County Strategic Objective supported by this item: Safe, secure and healthy
communities.

PREVIOUS ACTION

March 1, 2016 Planning Commission (PC). The PC was asked to review and provide
comments on the action the Board took at their January 26, 2016 meeting. Comments
from Planning Commissioners indicated disagreement with the Board’s action to reverse
the PC’s initial denial of the requests. A motion to “make a report to send back to the
Board of County Commissioners disagreeing with their overturning of the Planning
Commission’s denial” was passed unanimously (7 Commissioners in favor, none absent).

The following options were provided to the PC for their consideration at their March 1
meeting:

1. Report back to the Board with a recommendation of approval for the Master Plan
and/or Regulatory Zone amendment requests with applicable findings; or
2. Report back to the Board by collectively or individually commenting on the
action taken and findings made by the Board of County Commissioners.
The following comments are from the draft minutes of the meeting and constitute the
report from the Planning Commission:

Commissioner Edwards moved that the Planning Commission send a report back
to the Board of County Commissioners upholding their original denial of the
matter. Commissioner Prough seconded the motion.

Chair Barnes called for discussion on the motion.

Vice Chair Chvilicek asked if they were going to have the opportunity to provide
individual comments.

Chair Barnes affirmed that they would go through similar to the last time. Chair
Barnes began the process of taking individual comments.

Commissioner Prough stated that his findings were the same as before. It is out
of character to the area. In addition to the impact on the schools, etc., it is not
appropriate at this time.

Commissioner Horan said that, without repeating, he supported in the same way.
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Commissioner Edwards said that the density of the project was wrong to begin
with, and it is still wrong.

Chair Barnes agreed with the comments that had been made previously.

Vice Chair Chvilicek said that, per her reading of the Area Plan, it is not
consistent with the Master Plan. It is not in compliance with the Spanish Springs
Area Plan. It is counter-indicated in the vision statement and the Character
Statement of the Spanish Springs Area Plan.

Commissioner Chesney agreed with Vice Chair Chvilicek’s comments.
Commissioner Daly concurred with Vice Chair Chvilicek’s comments.
Draft minutes of the Planning Commission’s meeting are attached as Exhibit A.

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

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

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

BACKGROUND

If the proposed amendments are adopted, the subject 39.84 -acre parcel will have a
regulatory zone of Medium Density Suburban, allowing for up to 119 dwelling units on
the property.

As stated above, on January 26, 2016, the Board reversed the PC’s denial of Master Plan
Amendment Case No. MPA15-004 and Regulatory Zone Amendment Case No. RZA15-
006 for Sugarloaf Ranch Estates. Pursuant to State Law and Washoe County Code
Section 110.820.30(c)(3), the Board may not approve a Master Plan amendment request
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unless the PC has either recommended approval of the request or has provided a report
back to the Board. That report is provided above in the summary of the Planning
Commission’s March 1, 2016 meeting.

The Board is now asked to consider the report and either approve or deny the original
request for MPA15-004 and RZA15-006. Exhibit D contains the full record of the various
staff reports that have been written to date for these requests, along with draft minutes of
the hearings on those items, plus the original application materials.

FISCAL IMPACT
No fiscal impact.

RECOMMENDATION

It is recommended that the Board review the Planning Commission’s report and
determine whether or not the appropriate findings can be made to:

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

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

And if approved,

Authorize the Chair to sign the two resolutions to adopt the amendments to the Spanish
Springs Area Master Plan Map after a determination of conformance with the Truckee
Meadows Regional Plan by the Truckee Meadows Regional Planning Commission, and
to adopt amendments to the Spanish Springs Regulatory Zone Map.

POSSIBLE MOTIONS

Should the Board decide to approve the amendment requests, a possible motion would

be:
“Having made the appropriate findings as identified in Exhibit D, I move that the
Board approve (1) an amendment to the Washoe County Master Plan, Spanish
Springs Area Plan to change the Master Plan Category on one parcel of + 39.84 acre
parcel (APN: 534-562-07) from a mix of Industrial (I), Commercial (C) and Open
Space (OS) to Suburban Residential (SR); and (2) Subject to final approval of the
associated Master Plan change, to adopt an amendment to the Spanish Springs
Regulatory Zone Map, changing the Regulatory Zone from a mix of Open Space
(OS), Industrial (1) and Neighborhood Commercial (NC) to Medium Density
Suburban (MDS) on the same parcel.

I further move to authorize the Chair to sign the Resolutions to adopt the amendments
to the Spanish Springs Area Plan after a determination of conformance with the
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Truckee Meadows Regional Plan by the Truckee Meadows Regional Planning
Commission.”

Should the Board decide to deny the amendment requests, a possible motion for each
amendment request is presented below.

Master Plan Amendment

“I move to deny Master Plan Amendment Case Number MPA15-004 for Sugarloaf
Ranch Estates, having been unable to make all of the necessary findings for approval
outlined in Exhibit D. Specifically, the following findings cannot be made: [identify
specific findings].”

Regulatory Zone Amendment

“l move to deny Regulatory Zone Amendment Case Number RZA15-006 for
Sugarloaf Ranch Estates, having been unable to make all of the necessary findings for
approval outlined in Exhibit D. Specifically, the following findings cannot be made:
[identify specific findings].”

Attachments:
Exhibit A — Draft Minutes of March 1, 2016 Planning Commission meeting
Exhibit B — Master Plan Amendment Resolution
Exhibit C — Regulatory Zone Amendment Resolution
Exhibit D — Required Findings for Approval
Exhibit E — Planning Commission Staff Report from meeting of March 1, 2016



EXHIBIT A
WASHOE COUNTY

PLANNING COMMISSION
MPA15-004 and RZA15-006

Transcript
Planning Commission Members Tuesday, March 1, 2016
James Barnes, Chair 6:30 p.m.
Sarah Chvilicek, Vice Chair
Larry Chesney
Thomas Daly
Roger Edwards
Philip Horan Washoe County Commission Chambers
Greg Prough 1001 East Ninth Street
Carl R. Webb, Jr., AICP, Secretary Reno, NV

The Washoe County Planning Commission met in a scheduled session on Tuesday,
March 1, 2016, in the Washoe County Commission Chambers, 1001 East Ninth Street, Reno,
Nevada.

9. Public Hearings

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

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

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

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

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

e Parcel Size: +39.84

e Assessor’s Parcel Number: 534-562-07

e  Existing Master Plan: Commercial (C), Industrial (1), Open Space (OS)

e  Proposed Master Plan: Suburban Residential (SR)

Washoe County Community Services Department, Planning and Development Division
Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/csd/planning_and_development



e  Existing Regulatory Zone: Neighborhood Commercial (NC), Industrial (1), Open

Space (0OS)
e Proposed Regulatory Zone: Medium Density Suburban (MDS)
e  Citizen Advisory Board: Spanish Springs
e AreaPlan: Spanish Springs
e  Commission District: 4 — Commissioner Hartung
e  Section/Township/Range: Section 23, Township 21N, Range 20E, MDM,

Washoe County, NV
Mr. Webb provided a description of the item.

Chair Barnes asked for ethics or ex parte disclosures. Commissioner Daly discussed this
matter with County Commissioner Hartung. Commissioner Prough emailed Roger Pelham on
the case to find out if there had been any changes.

Chair Barnes opened the public hearing.

Kelly Mullin offered to review Roger Pelham’s staff report, dated February 9, 2016. She
mentioned that the presentation was similar to the previous presentation for Blackstone Estates.
She offered to go through the details again or to simply be available to answer questions.

Chair Barnes asked the preference of the Commissioners.
Vice Chair Chvilicek asked on which side of Pyramid Highway the project resides.
Ms. Mullin answered that it is located on the east side of Pyramid Highway.

None of the Commissioners requested a presentation from Ms. Mullin. Chair Barnes called for
an applicant presentation.

Garrett Gordon represented Sugarloaf Peak, LLC. He provided no presentation, but was
available for questions.

Chair Barnes called for public comment.

Larry Thomas reiterated everything he already said. He said that he was not sure if it had
anything to do with their report back to the Commissioners, but they stated that this would be
less of an impact than some industrial project that might happen as it is zoned out there. He
stated that they would probably fight that just as hard. That does not fit in with Spanish Springs
Ranches either. Some of them out there think that a lot of the industrial zoning is suspect,
because the county is only required to notify 750 feet away from residences out there, and that
pretty much covers one residence. As far as a report would go, if he was talking to them, he
would say that does not fit anyway. Even if it would be more of an impact, they would fight
anything substantial. In his mind, it makes no difference that it is less of an impact, because
that would not be right either.

Dan Fuhrman lives half a mile away, up the road. He is glad that they are turning this back on
the County Commission. He sees this like the assessment; they get it shoved down their
throats. He said that he just finished paying off the $20,000 that was shoved down his throat.
He lives on a dirt road, and he likes it that way. That is why he moved out there. He has three
kids. Two of them go to Alyce Taylor and one will be attending in the fall. He does not think it is
fair that his kids would have to be shoved into a portable classroom or something on wheels to
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continue their education just because someone wants to make a bunch of money off a small
parcel of land. There is plenty of land; they can move someplace else. Mr. Fuhrman said that
he is not against people making money and building up a large area out there. But he said that
it does fall well outside the character of why all of them moved out there. On the way to the
meeting, when he hit the intersection at Calle De La Plata and Pyramid, he decided to time it.
He left his house at 5:30 and hit the intersection. It took him nine minutes and 46 seconds to
turn left onto Pyramid because of the traffic, and he was the first one in line. He saw the report
from the Transportation Commission. He does not know how they can come to the conclusion
that it would be less traffic or less of an impact. He thinks it is ridiculous and is not sure how
they come up with their numbers. He said that if you spend any time out there, you will see. At
7:00 in the morning, it takes 20 minutes to get his kids across the highway to school because of
the intersection, even though he lives five miles away. The classrooms are already
overcrowded. They say 94% at Alyce Taylor, but there are 25 kids in his kids' classroom.
Adding 30 or 40 kids might not seem significant, but it is significant to those who are already out
there and have established something. He appreciates the Planning Commission throwing it
back at the Commission. He added that if you spend some time out there, then you will see that
it is well outside the characteristics of the community.

Chair Barnes invited the Commission to ask any questions of staff, the applicant, or members of
the public.

Vice Chair Chvilicek addressed staff for clarification. She asked if the Board of County
Commissioner’s (Board) overturning of the Planning Commission’s denial meant that the Board
had approved the Master Plan Amendment and the Regulatory Zone Amendment.

Mr. Webb answered no. The Board potentially reversed the Planning Commission’s denial.
The Board did not take final action. Mr. Webb asked the Commission to consider the item just
previous to this, on which the Planning Commission had already made a report. That previous
item will be scheduled for a County Commission meeting. The County Commission will
consider that report, and then they will take final action on the appeal case. They will make a
decision at that time to reverse the Planning Commission’s denial, uphold the Planning
Commission’s denial, or modify it again and return it to the Planning Commission for another
report. But if the Board reverses the Planning Commission’s denial, then the Board has the
authority and the ability in that motion at that time to approve the Master Plan Amendment.
Then they would take the next action on the Regulatory Zone Amendment. If approved, then
the Regulatory Zone Amendment would be subject to the final conformance review with the
Regional Plan of that Master Plan.

Chair Barnes closed the public hearing and called for discussion among the Commissioners.

Commissioner Edwards said that if this item came to them with one per acre or one per five,
then that impact on the community would be acceptable. He said that he understands the
developer cannot make any money on the one per acre or one per five. He said that they chose
to talk to their people at the County Commission or whatever happened. He said it was not the
first time it had happened to this Planning Commission in the seven and a half years he has
been on it. He intends to not change his mind.

Chair Barnes called for a motion.
Commissioner Edwards moved that the Planning Commission send a report back to the Board

of County Commissioners upholding their original denial of the matter. Commissioner Prough
seconded the motion.

March 1, 2016 Washoe County Planning Commission Meeting Minutes — MPA15-004 & RZA15-006 Page 3 of 4



Chair Barnes called for discussion on the motion.

Vice Chair Chvilicek asked if they were going to have the opportunity to provide individual
comments.

Chair Barnes affirmed that they would go through similar to the last time. Chair Barnes began
the process of taking individual comments.

Commissioner Prough stated that his findings were the same as before. It is out of character to
the area. In addition to the impact on the schools, etc., it is not appropriate at this time.

Commissioner Horan said that, without repeating, he supported in the same way.

Commissioner Edwards said that the density of the project was wrong to begin with, and it is still
wrong.

Chair Barnes agreed with the comments that had been made previously.

Vice Chair Chvilicek said that, per her reading of the Area Plan, it is not consistent with the
Master Plan. It is not in compliance with the Spanish Springs Area Plan. It is counter-indicated
in the vision statement and the Character Statement of the Spanish Springs Area Plan.
Commissioner Chesney agreed with Vice Chair Chvilicek’s comments.

Commissioner Daly concurred with Vice Chair Chvilicek’s comments.

Chair Barnes called for a vote on the motion, which passed unanimously with a vote of 7 for,
none against.
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EXHIBIT B

WASHOE COUNTY COMMISSION 1001 E. 9th Street
P.O. Box 11130

Reno, Nevada 89520
(775) 328-2005

RESOLUTION
ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN,
SPANISH SPRINGS MASTER PLAN MAP (MPA15-004)

WHEREAS, Sugarloaf Peak, LLC applied to the Washoe County Planning Commission to
amend the master plan category on one parcel (APN: 534-562-07) from a mix of Industrial (1),
Commercial (C) and Open Space (OS) to Suburban Residential (SR) in the Spanish Springs Area
Plan;

WHEREAS, On December 1, 2015, the Washoe County Planning Commission denied Master
Plan Amendment Case No. MPA15-004;

WHEREAS, The applicant appealed that denial to the Board of County Commissioners, and
on January 26, 2016, the Board held a duly noticed public hearing, reversed the decision of the
Planning Commission and sent the item back to them for a report;

WHEREAS, upon receiving the Planning Commission’s report and holding a subsequent
public hearing on April 12, 2016, this Board voted to adopt the proposed amendment,
having made the relevant findings for approval;

WHEREAS, Under NRS 278.0282, before this adoption can become effective, this Board
must submit this proposed amendment to the Regional Planning Commission and receive a final
determination that the proposed amendment conforms with the Truckee Meadows Regional Plan;

NOW THEREFORE BE IT RESOLVED,

That this Board of County Commissioners does hereby ADOPT the amendment to the
Spanish Springs Master Plan Map (Case No. MPA15-004), as set forth in Exhibit B-1 attached
hereto, to become effective if and when the County has received a final determination that the
amendment conforms to the Truckee Meadows Regional Plan.

ADOPTED this 12th day of April 2016, to be effective only as stated above.

WASHOE COUNTY COMMISSION

Chair
ATTEST:

Nancy Parent, County Clerk
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EXHIBIT C

WASHOE COUNTY COMMISSION 1001 E. 9th Street
P.O. Box 11130

Reno, Nevada 89520
(775) 328-2005

RESOLUTION
ADOPTING AN AMENDMENT TO THE SPANISH SPRINGS
REGULATORY ZONE MAP (RZA15-006)

WHEREAS, Sugarloaf Peak, LLC applied to the Washoe County Planning Commission to
amend the regulatory zone on one parcel (APN: 534-562-07) from a mix of Open Space (OS),
Industrial (I) and Neighborhood Commercial (NC) to Medium Density Suburban (MDS) in the
Spanish Springs Area Plan;

WHEREAS, On December 1, 2015, the Washoe County Planning Commission denied
Regulatory Zone Amendment Case No. RZA15-006;

WHEREAS, The applicant appealed that denial to the Board of County Commissioners, and
on January 26, 2016, the Board held a duly noticed public hearing, reversed the decision of the
Planning Commission and sent the item back to them for a report;

WHEREAS, upon receiving the Planning Commission’s report and holding a subsequent
public hearing on April 12, 2016, this Board voted to adopt the proposed amendment,
having made the relevant findings for approval;

WHEREAS, This action will become effective after the adoption of Master Plan Amendment
Case No. MPA15-004 by the Board of County Commissioners and a subsequent favorable
conformance review with the Truckee Meadows Regional Plan;

NOW THEREFORE BE IT RESOLVED,

That this Board of County Commissioners does hereby ADOPT the amendment to the
Spanish Springs Regulatory Zone Map (Case No. RZA15-006), as set forth in Exhibit C-1
attached hereto, to become effective if and when the County has received a final determination
that Master Plan Amendment Case No. MPA15-004 conforms to the Truckee Meadows Regional
Plan.

ADOPTED this 12th day of April 2016, to be effective only as stated above.

WASHOE COUNTY COMMISSION

Chair
ATTEST:

Nancy Parent, County Clerk
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EXHIBIT D

Findings Required for Master Plan Amendment

Washoe County Development 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. 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.

Spanish Springs Area Plan Findings - Policy SS.17.1 (a part of the Master Plan)
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.

Findings Required for Requlatory Zone Amendment

Washoe County Development Code Section 110.821.15(d) Regulatory Zone 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 not result in land uses which are
incompatible 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 identifies and
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
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projected population growth with the least amount of natural resource impairment and the
efficient expenditure of funds for public services.

Spanish Springs Area Plan Findings - Policy SS.17.2 (a part of the Master Plan)

a. A feasibility study has been conducted, commissioned and paid for by the applicant, relative
to municipal water, sewer and storm water that clearly identifies the improvements likely to
be required to support the intensification, and those improvements have been determined to
be in substantial compliance with all applicable existing facilities and resource plans for
Spanish Springs by the Department of Water Resources. The Department of Water Resources
will establish and maintain the standards and methodologies for these feasibility studies.

b. A traffic analysis has been conducted that clearly identifies the impact to the adopted level of
service within the [unincorporated] Spanish Springs Hydrographic Basin and the
improvements likely to be required to maintain/achieve the adopted level of service. This
finding may be waived by the Department of Public Works for projects that are determined to
have minimal impacts. The Department of Public Works may request any information it
deems necessary to make this determination.

c. (NOT APPLICABLE)

d. For residential land use intensifications, the potential increase in residential units will not
exceed Washoe County’s policy growth level for the Spanish Springs Area Plan, as
established in Policy SS.1.2.

e. If the proposed intensification will result in a drop below the established policy level of
service for transportation (as established by the Regional Transportation Commission and
Washoe County) within the Spanish Springs Hydrographic Basin, the necessary
improvements required to maintain the established level of service are scheduled in either the
Washoe County Capital Improvements Program or Regional Transportation Improvement
Program within three years of approval of the intensification. For impacts to regional roads,
this finding may be waived by the Washoe County Planning Commission upon written request
from the Regional Transportation Commission.

f. If roadways impacted by the proposed intensification are currently operating below adopted
levels of service, the intensification will not require infrastructure improvements beyond
those articulated in Washoe County 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.



Washoe County will work to ensure that the long range plans of facilities providers for
transportation, water resources, schools and parks reflect the policy growth level established
in Policy SS.1.2.

If the proposed intensification results in existing facilities exceeding design capacity and
compromises the Washoe County School District’s ability to implement the neighborhood
school philosophy for elementary facilities, then there must be a current capital improvement
plan or rezoning plan in place that would enable the District to absorb the additional
enrollment. This finding may be waived by the Washoe County Planning Commission upon
request of the Washoe County Board of Trustees.

Any existing development in the Spanish Springs planning area, the Sun Valley planning
area, the Warm Springs planning area, or the City of Sparks, which is subject to the
conditions of a special use permit will not experience undue hardship in the ability to
continue to comply with the conditions of the special use permit or otherwise to continue
operation of its permitted activities.



EXHIBIT E

Planning Commission Staff Report

Meeting Date: March 1, 2016

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

Applicant: Sugarloaf Peak, LLC
Agenda Item Number: 9C
Summary: Hearing, discussion and possible action to send a report to the

Washoe County Board of Commissioners on their approval of
appeal of Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number RZA15-006

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

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

Description

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

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

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

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

e Property Location: North side of Calle De La Plata, approximately 2/10 of a mile
east of its intersection with Pyramid Highway
e Parcel Size: +39.84

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006
Page 1 of 8
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e Assessor’s Parcel No: 534-562-07

e Existing Master Plan: Commercial (C), Industrial (1), Open Space (OS)

e Proposed Master Plan: Suburban Residential (SR)

e Existing Regulatory Zone: Neighborhood Commercial (NC), Industrial (I), Open Space (OS)
e Proposed Regulatory Zone: Medium Density Suburban (MDS)

e Citizen Advisory Board: Spanish Springs

e AreaPlan: Spanish Springs

¢ Commission District: 4 — Commissioner Hartung

[ ]

Section/Township/Range: Section 23, Township 21N, Range 20E, MDM,
Washoe County, NV

Staff Report Contents
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Exhibit Contents

Board of County Commissioners Staff Report, Dated December 31, 2015...................... Exhibit A

Draft Minutes of Board of County Commissioners meeting of January 26, 2016 ............. Exhibit B

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006 MPA15-004 & RZA15-006
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Summary

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

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

Background

January 26, 2016 — Board of County Commissioners

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

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

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

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006 MPA15-004 & RZA15-006
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December 1, 2015 — Planning Commission

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

November 4, 2015 — Spanish Springs Citizen Advisory Board

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

Planning Commission Request for Action

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

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

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

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

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

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006 MPA15-004 & RZA15-006
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Requirements of Planning Commission’s Report

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

There is no required format or contents for the report. The Planning Commission (PC) may
choose to simply make observations, recommendations, and comments regarding the findings,
and/or to give collective or individual comments about the proposed amendments. The report
from the PC to the BCC is tentatively scheduled to be considered by the BCC on April 12, 20186,
at which time the BCC has the ability to take final action on both the Master Plan Amendment
and the Regulatory Zone Amendment applications. Any action taken on the Master Plan
Amendment by the Board will not become effective until the amendments are reviewed by the
Regional Planning Commission for conformance with the Truckee Meadows Regional Plan.
Final action on the Regulatory Zone Amendment would be contingent upon final approval of the
Master Plan Amendment after a conformance finding with the Regional Plan.

Review of Findings

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

Required Findings for Master Plan Amendment

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

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

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

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

5. Desired Pattern of Growth. The proposed amendments will promote the desired pattern
for the orderly physical growth of the County and guide the development of the County

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006 MPA15-004 & RZA15-006
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based on the projected population growth with the least amount of natural resource
impairment and the efficient expenditure of funds for public services.

Required Findings for Regulatory Zone Amendment

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

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

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

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

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

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

Required Findings for Amendments to the Spanish Springs Area Plan

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

SS.17.1 In order for the Washoe County Planning Commission to recommend the
approval of ANY amendment to the Spanish Springs Area Plan, the following
findings must be made:

a. The amendment will further implement and preserve the Vision and
Character Statement.

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

C. The amendment will not conflict with the public’s health, safety or welfare

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006 MPA15-004 & RZA15-006
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SS.17.2

In order for the Washoe County Planning Commission to recommend approval of
any amendment involving a change of land use, the following findings must be
made:

a. A feasibility study has been conducted, commissioned and paid for by the
applicant, relative to municipal water, sewer and storm water that clearly
identifies the improvements likely to be required to support the
intensification, and those improvements have been determined to be in
substantial compliance with all applicable existing facilities and resource
plans for Spanish Springs by the Department of Water Resources. The
Department of Water Resources will establish and maintain the standards
and methodologies for these feasibility studies.

b. A traffic analysis has been conducted that clearly identifies the impact to
the adopted level of service within the [unincorporated] Spanish Springs
Hydrographic Basin and the improvements likely to be required to
maintain/achieve the adopted level of service. This finding may be waived
by the Department of Public Works for projects that are determined to
have minimal impacts. The Department of Public Works may request any
information it deems necessary to make this determination.

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

d. For residential land use intensifications, the potential increase in
residential units will not exceed Washoe County’s policy growth level for
the Spanish Springs Area Plan, as established in Policy SS.1.2.

e. If the proposed intensification will result in a drop below the established
policy level of service for transportation (as established by the Regional
Transportation Commission and Washoe County) within the Spanish
Springs Hydrographic Basin, the necessary improvements required to
maintain the established level of service are scheduled in either the
Washoe County Capital Improvements Program or Regional
Transportation Improvement Program within three years of approval of the
intensification. For Impacts to regional roads, this finding may be waived
by the Washoe County Planning Commission upon written request from
the Regional Transportation Commission.

f. If roadways impacted by the proposed intensification are currently
operating below adopted levels of service, the intensification will not
require infrastructure improvements beyond those articulated in Washoe
County Capital Improvements Program or Regional Transportation
Improvement Program within three years of approval of the intensification.

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006 MPA15-004 & RZA15-006
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g. Washoe County will work to ensure that the long range plans of facilities
providers for transportation, water resources, schools and parks reflect the
policy growth level established in Policy SS.1.2.

h. If the proposed intensification results in existing facilities exceeding design
capacity and compromises the Washoe County School District’s ability to
implement the neighborhood school philosophy for elementary facilities,
then there must be a current capital improvement plan or rezoning plan in
place that would enable the District to absorb the additional enroliment.
This finding may be waived by the Washoe County Planning Commission
upon request of the Washoe County Board of Trustees.

i. Any existing development in the Spanish Springs planning area, the Sun
Valley planning area, the Warm Springs planning area, or the City of
Sparks which is subject to the conditions of a special use permit will not
experience undue hardship in the ability to continue to comply with the
conditions of the special use permit or otherwise to continue operations of
its permitted activities.

Recommendation

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

Possible Motion

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

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006 MPA15-004 & RZA15-006
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WASHOE COUNTY  MPAI5-004&RZA15-006

“Dedicated To Excellence in Public Service”
www.washoecounty.us

CM/ACM
Finance
STAFF REPORT DA
BOARD MEETING DATE: January 26,2016 Risk Mgt._N/A
Clerk
Comptroller
DATE: December 31, 2015
TO: Board of County Commissioners
FROM: Roger D. Pelham, MPA, Senior Planner, Planning and Development
Division

Community Services Department, 328.3622, rpelham(@washoecounty.us

THROUGH: William H. Whitney, Division Director, Planning and Development
Community Services Department, 328-3617, bwhitney(@washoecounty.us

SUBJECT: Hearing, discussion, and possible action on Appeal Case No. AX15-006
(Sugarloaf Ranch Estates), an appeal of the Planning Commission's
decision to deny Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number RZA15-006, which (1)
requested approval of an amendment to the Washoe County Master Plan,
Spanish Springs Area Plan, to change the Master Plan Categories on one
parcel of + 39.84 acres from a mix of Industrial (I) Commercial (C) and
Open Space (OS) to Suburban Residential (SR) and (2) requested approval
of an amendment to the regulatory zones on the same parcel from a mix of
Open Space (OS), Industrial (I) and Neighborhood Commercial (NC) to
Medium Density Suburban (MDS).

The applicant and property owner is Sugarloaf Peak, LLC. The subject
parcel (APN: 534-562-07) is located on the north side of Calle De La
Plata, approximately 2/10 of a mile east of its intersection with Pyramid
Highway within the Spanish Springs Area Plan and Spanish Springs
Citizen Advisory Board boundaries, Section 23, Township 21N, Range
20E, MDM. The Development Code sections applicable to this
amendment are Article 820, Amendment of Master Plan, and Article 821,
Amendment of Regulatory Zones.

The Board of County Commissioners may take action to:

1) Confirm the Planning Commission's denial of either or both cases; or

2) Reverse the Planning Commission's denial of both cases, remand the
Master Plan Amendment back to the Planning Commission for a report
and also send the Regulatory Zone Amendment back to the Planning
Commission with instructions; or

3) Reverse the Planning Commission's denial of both cases, remand the
Master Plan Amendment back to the Planning Commission for a report,
approve the Regulatory Zone Amendment subject to ultimate approval of
the associated Master Plan Amendment, and authorize the Chair to sign

the attached resolution.
AGENDA ITEM # l b

(Commission District 4.)
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SUMMARY

The Washoe County Board of Commissioners may choose to confirm or reverse the
Planning Commission's denial of Master Plan Amendment Case Number MPA15-004
and Regulatory Zone Amendment Case Number RZA15-006, which requested approval
of an amendment to the Washoe County Master Plan, Spanish Springs Area Plan to
change the Master Plan Categories on one parcel of + 39.84 acres from a mix of
Industrial (I) Commercial (C) and Open Space (OS) to Suburban Residential (SR) and
requested approval of an amendment to the regulatory zones on the same parcel from a
mix of Open Space (OS), Industrial (I) and Neighborhood Commercial (NC) to Medium
Density Suburban (MDS).

Washoe County Strategic Objective supported by this item: Safe, secure, and healthy
communities.

PREVIOUS ACTION

December 1. 2015 Planning Commission. After conducting a public hearing, taking
public testimony and discussing the proposed amendments, the Planning Commission, by
a unanimous vote, denied Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number RZA15-006 being unable to make all of the
required findings of fact. (Planning Commission Staff Report is included as Attachment
B to this report.)

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

BACKGROUND

The Planning Commission (PC) held a public hearing to consider the proposed MPA and
RZA on December 1, 2015. The PC considered a similar proposal on the adjacent parcel
to the west. Both proposals were denied. Discussion of the propriety of the proposals
centered on potential impacts to the surrounding area and whether the proposals were
consistent with the Master Plan.

The PC found that the proposals were not compliant with the Spanish Springs Area Plan,
particularly the Character Statement, which reads in relevant part:

A distinct suburban core is, and will continue to be, concentrated along Pyramid
Highway. This suburban core includes a broad mix of non-residential uses
together with residential densities of up to three dwelling units per acre. These
suburban land uses are located predominately, but not exclusively, on the west

side of Pyramid Highway. Outside the suburban core, a transition to a more rural
character occurs. This transition occurs most rapidly in the west as elevation
increases along the western slopes of the Spanish Springs Valley. To the north
and east, the transition to rural stretches out into the valley and includes lower

density, suburban residential opportunities (one- to five-acre parcels). The area
outside the suburban core and transition area is predominately of a rural character
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with rural residential densities (five plus acre parcels) and agricultural land uses.
Aggregate mining is a significant component of the local landscape and is found
in both the suburban and rural areas. To the south is the heavily suburbanized
northern portion of the City of Sparks.

The suburban core, together with the transition zone, will be known as the
Suburban Character Management Area (SCMA). This area will contain all
commercial land use designations and residential densities greater than one unit
per ten acres. The Suburban Character Management Area will be the designated
growth area in the Spanish Springs Valley. [highlight added]

Planning Commissioners discussed that allowing a change of up to three dwellings per
acre adjacent to existing ten-acre parcels did not allow the creation of a transition area as
they interpret the Area Plan to require. Planning Commissioners also discussed the
potential for additional burdens to be placed upon community services such as schools
and public safety services. Planning Commissioners were also of the opinion that traffic
at the intersection of Calle De La Plata and Pyramid Highway is already bad and that
allowing additional residential density in that area without first addressing traffic issues
was detrimental to the surrounding area. (Draft Minutes of that meeting are included as
Attachment D to this report.)

The appellant seeks to reverse denial of the Planning Commission for the reason that,
“All of the findings were clearly made as discussed in the staff report authored by Roger
Pelham.” (Appeal application is included as Attachment C to this report.)

FISCAL IMPACT
None
RECOMMENDATION

It is recommended that the Board of County Commissioners review the record and take
one of the following three actions:

1. Affirm the decision of the Planning Commission and deny Master Plan
Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case
Number RZA15-006; or

2. Reverse the decision of the Planning Commission, remand MPA15-004 back to
the Planning Commission for a report and remand RZA15-006 back to the
Planning Commission with instructions; or

3. Reverse the decision of the Planning Commission, remand MPA15-004 back to
the Planning Commission for a report, and approve RZA15-006, subject to final
approval of the master plan request.
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POSSIBLE MOTIONS

Should the Board of County Commissioners agree with the Planning Commission’s
action to deny Master Plan Amendment Case Number MPA15-004 and Regulatory Zone
Amendment Case Number RZA15-006, staff offers the following motion:

“Move to confirm the Planning Commission’s decision to deny Master Plan
Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case
Number RZA15-006. This denial is based on this Board’s review of the written
materials and oral testimony at the public hearing, and this Board’s interpretation of
the findings made by the Planning Commission.”

Should the Board of County Commissioners disagree with the Planning Commission’s
action to deny Master Plan Amendment Case Number MPA15-004 and Regulatory Zone
Amendment Case Number RZA15-006, staff offers the following motions:

“Move to reverse the Planning Commission’s decision to deny Master Plan
Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case
Number RZA15-006; remand MPA15-004 back to the Planning Commission for a
report; and remand RZA15-006 back to the Planning Commission with instructions to

. This action is based on this Board’s review of the written materials and
oral testimony at the public hearing, and this Board’s interpretation of the relevant
findings.

OR

“Move to reverse the Planning- Commission’s decision to deny Master Plan
Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case
Number RZA15-006; remand MPA15-004 back to the Planning Commission for a
report; and approve RZA15-006, subject to final approval of the master plan request;
and authorize the Chair to sign the resolution attached as Attachment E. This action is
based on this Board’s review of the written materials and oral testimony at the public
hearing, and this Board’s interpretation of the relevant findings.

Attachments;

XC:

Planning Commission Action Order dated 12/3/2015
Planning Commission Staff Report, dated 11/5/2015
Appeal Application, dated 12/11/ 2015

Planning Commission Draft Minutes of 12/1/2015
Regulatory Zone Amendment Resolution

moowp

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

89512

Consultant: Axion Engineering, LLC, 681 Edison Way, Reno, NV

89502

Representative: Lewis Roca Rothgerber, LLP, 50 West Liberty Street, Suite

410, Reno, NV 89501



AX15-006: Attachment A

Planning Commission Action Order

Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number RZA15-006

Decision: Denied

Decision Date: December 1, 2015
Mailing/Filing Date: December 3, 2015
Property Owner: Sugarloaf Peak, LLC

2777 Northtowne Lane
Reno, NV 89512

Assigned Planner: Roger Pelham, Senior Planner
Washoe County Community Services Department
Planning and Development Division
Phone: 775.328.3622
E-Mail: rpelham @washoecounty.us

Master Plan Amendment Case Number MPA15-004 and Regulatory Zone Amendment
Case Number RZA15-006 (Sugarloaf Ranch Estates) — Hearing, discussion and possible
action:

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

(2) Subject to final approval of the associated Master Plan change, to recommend adoption of
an amendment to the regulatory zone on one parcel of +39.84 acres from a mix of Open
Space (OS), Industrial (I) and Neighborhood Commercial (NC) to Medium Density Suburban

(MDS).

e Applicant: Lewis Roca Rothgerber, LLP, 50 West Liberty
Street, Suite 410, Reno, NV 89501

e Property Owner: Sugarloaf Peak, LLC, 2777 Northtowne Lane,
Reno, NV 89512

e Location: On the north side of Calle De La Plata,
approximately 2/10 of a mile east of its intersection
with Pyramid Highway.

e Parcel Size: + 39.84 acres

e Assessor's Parcel No: 534-562-07

e Existing Master Plan: Industrial (I), Commercial (C) and
Open Space (0S)

e Proposed Master Plan: Suburban Residential (SR)

Post Office Box 11130, Reno, NV 89520-0147 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/comdev



To: Sugarloaf Peak, LLC
Subject: MPA15-004 and RZA15-006

Date: December 3, 2015
Page: 2
¢ Existing Regulatory Zone: Open Space (OS), Industrial (I) and
Neighborhood Commercial (NC)
e Proposed Regulatory Zone: Medium Density Suburban (MDS)
e Area Plan: Spanish Springs
o Citizen Advisory Board: Spanish Springs
¢ Development Code: Article 820, Amendment of Master Plan
Article 821, Amendment of Regulatory Zone
e Commission District: 4 - Commissioner Hartung
¢ Section/Township/Range: Section 23, Township 21N, Range 20E, MDM,

Washoe County, NV

This serves as official notice that Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number RZA15-006 were denied, and neither the master
plan nor the regulatory zone has been amended by the Washoe County Planning Commission
as requested. After giving reasoned consideration to the information in the staff report and
testimony and evidence produced at the public hearing, the Planning Commission did not make
the findings required for approval by the Spanish Springs Area Plan and Washoe County Code
Sections 110.820.15(d) and 110.821.15(d).

Anyone wishing to appeal this decision to the Washoe County Board of County Commissioners
may do so within 10 calendar days after the Mailing/Filing Date shown on this Action Order. To
be informed of the appeal procedure, call the Planning staff at 775.328.6100. Appeals must be
filed in accordance with Section 110.912.20 of the Washoe County Development Code.

Washoe County Community Services Department
Planning and Development DIVlSIOI’I

[ Jssrtd WP@%%

William H. Whitney
Acting Secretary to the Planning Commission

WW/RP/ks

XC:

Applicant: Lewis Roca Rothgerber, LLP, Attn: Garrett Gordon, 50 West Liberty
Street, Suite 410, Reno, NV 89501

Consultant: Axion Engineering, LLC, Attn: Gary Guzelis, 681 Edison Way, Reno, NV
89502

Agencies: Nathan Edwards, Esq., District Attorney's Office

(nedwards @da.washoecounty.us); Chair — Spanish Springs Citizens
Advisory Board



AX15-006:Attachment B
Planning Commission Staff Report

Meeting Date: December 1, 2015

Subject: Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number RZA15-006

Applicant: Lewis Roca Rothgerber, LLP

Agenda Item Number: 8C

Summary: (1) to change the Master Plan Designation on one parcel of

+39.84 acres from a mix of Industrial (I), Commercial (C) and
Open Space (OS) to Suburban Residential (SR); and
(2) to amend the regulatory zone on the same parcel of +39.84
acres from a mix of Open Space (OS), Industrial (I) and
Neighborhood Commercial (NC) to Medium Density Suburban
(MDS).

Recommendation: Approve, recommend adoption and authorize Chair to sign
the attached resolutions

Prepared by: Roger Pelham, Senior Planner
Washoe County Community Services Department
Division of Planning and Development

Phone: 775.328.3622
E-Mail: roelham@washoecounty.us
Description

Master Plan Amendment Case Number MPA15-004 and Regulatory Zone Amendment
Case Number RZA15-006 (Sugarloaf Ranch Estates) — Hearing, discussion and possible
action:

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

(2) Subject to final approval of the associated Master Plan change, to recommend adoption of
an amendment to the regulatory zone on one parcel of +39.84 acres from a mix of Open
Space (OS), Industrial (1) and Neighborhood Commercial (NC) to Medium Density Suburban

(MDS).

e Applicant: Lewis Roca Rothgerber, LLP, 50 West Liberty Street, Suite
410, Reno, NV 89501

e Property Owner: Sugarloaf Peak, LLC, 2777 Northtowne Lane, Reno, NV
89512

e Location: On the north side of Calle De La Plata, approximately 2/10

of a mile east of its intersection with Pyramid Highway.

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006
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Washoe County Planning Commission Staff Report Staff Report Date: November 5, 2015

e Parcel Size: + 39.84 acres

o Assessor's Parcel No: 534-562-07

o Existing Master Plan: Industrial (I), Commercial (C) and Open Space (OS)

e Proposed Master Plan: Suburban Residential (SR)

o Existing Regulatory Zone:  Open Space (OS), Industrial (I) and Neighborhood

Commercial (NC)

e Proposed Regulatory Zone: Medium Density Suburban (MDS)

e Area Plan: Spanish Springs

o Citizen Advisory Board: Spanish Springs

o Development Code: Article 820, Amendment of Master Plan
Article 821, Amendment of Regulatory Zone

o Commission District: 4 - Commissioner Hartung

e Section/Township/Range:  Section 23, Township 21N, Range 20E, MDM, Washoe
County, NV

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006
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QUMRARI NAE RANCH EQTATER



Washoe County Planning Commission Staff Report Staff Report Date: November 5, 2015
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