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SUBJECT: 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 (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 (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. 



Washoe County Commission Meeting April 12, 2016 
Page 3 of 5 

 

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 (I), 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 (I) 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 
“I 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 



 

 
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 

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 (I), 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). 

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

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

• Parcel Size: ±39.84 
• Assessor’s Parcel Number: 534-562-07 
• Existing Master Plan: Commercial (C), Industrial (I), Open Space (OS) 
• Proposed Master Plan: Suburban Residential (SR) 
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• Existing Regulatory Zone: Neighborhood Commercial (NC), Industrial (I), Open 
Space (OS) 

• Proposed Regulatory Zone: Medium Density Suburban (MDS) 
• Citizen Advisory Board: Spanish Springs 
• Area Plan: Spanish Springs 
• Commission District: 4 – Commissioner Hartung 
• 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. 
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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. 
 
 
 
 
 
 



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 (I), 
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 

EXHIBIT B



Exhibit B-1



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 

EXHIBIT C
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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 Regulatory 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) For commercial and industrial land use intensifications, the overall
percentage of commercial and industrial regulatory zone acreage will not exceed 9.86
percent of the Suburban Character Management Area.

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.
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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
enrollment. 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
operation of its permitted activities.
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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 (I), 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). 

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

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

• Parcel Size: ±39.84 

EXHIBIT E



Washoe County Planning Commission Staff Report  Staff Report Date: February 9, 2016 

  

  ________   

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

Page 2 of 8 

• Assessor’s Parcel No: 534-562-07 
• Existing Master Plan: Commercial (C), Industrial (I), Open Space (OS) 
• Proposed Master Plan: Suburban Residential (SR) 
• Existing Regulatory Zone: Neighborhood Commercial (NC), Industrial (I), Open Space (OS) 
• Proposed Regulatory Zone: Medium Density Suburban (MDS) 
• Citizen Advisory Board: Spanish Springs 
• Area Plan: Spanish Springs 
• Commission District: 4 – Commissioner Hartung  
• Section/Township/Range: Section 23, Township 21N, Range 20E, MDM,  

Washoe County, NV 
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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.  
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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). 
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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, 2016, 
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 

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 

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. 

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 enrollment. 
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).” 
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Hearing, discussion, and possible action on Appeal Case No. AXl5-006
(Sugarloaf Ranch Estates), an appeal of the Planning Commission's
decision to deny Master Plan Amendment Case Number MPAI5-004 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 (l) 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 (l) 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 2ll0 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
208, 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:
l) 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.
(Commission District 4.)

AGENDAITEM T IL

EXHIBIT A
MPA15-004 & RZA15-006
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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 MPAI5-004
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 (l) 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 (l) 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 l. 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 MPAI5-004 and
Regulatory Zone Amendment Case Number RZAI5-006 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 1.2075. 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 surroundin g 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 westem 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



Washoe County Commission Meeting January 26,2016
Page 3 of4

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 addedJ

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 ofa 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:

l. Affirm the decision of the Planning Commission and deny Master Plan
Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case

Number RZAl5-006; or

2. Reverse the decision of the Planning Commission, remand MPAI5-004 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 MPAl5-004 back to
the Planning Commission for a report, and approve RZAI5-006, subject to final
approval of the master plan request.
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POSSIBLE MOTIONS

Should the Board of County Commissioners ggg with the Planning Commission's
action to deny Master Plan Amendment Case Number MPA15-004 and Regulatory Zone
Amendment Case Number RZAI5-006, 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 @gggg with the Planning Commission's
action to deny Master Plan Amendment Case Number MPAI5-004 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 RZAl5-006; remand MPA15-004 back to the Planning Commission for a
report; and remand RZAl5-006 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 MPAl5-004 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:
A. Planning Commission Action Order dated l2l3l20l5
B. Planning Commission Staff Report, dated lll5l20l5
C. Appeal Application, dated l2llll2015
D. Planning Commission Draft Minutes of l2lll20l5
E. Regulatoiy Zone Amendment Resolution

xc:

Applicant/Property Owner :

Consultant:

Representative:

Sugarloaf Peak, LLC,2777 Northtowne Lane, Reno, NV
895t2
Axion Engineering, LLC, 681 Edison Way, Reno, NV
89s02

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



Decision:

Decision Date:

Mailing/Filing Date:

Property Owner:

Planning Commission Action Order
Master Plan Amendment Case Number MPAl5-004 and
Regulatory Zone Amendment Case Number RZAl5-006

Denied

December 1, 2015

December 3, 2015

Sugarloaf Peak, LLC
2777 Northtowne Lane
Reno, NV 89512

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

AX15-006: Attachment A

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

Sugarloaf Peak, LLC,2777 Northtowne Lane,

Reno, NV 89512

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

t 39.84 acres

534-562-07

lndustrial (l), Commercial (C) and
Open Space (OS)

Suburban Residential (SR)

Assigned Planner:

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 t 39.84 acres from a mix of lndustrial (l)
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 139.84 acres from a mix of Open
Space (OS), lndustrial (l) and Neighborhood Commercial (NC) to Medium Density Suburban
(MDS).

. APP|icant:

. Property Owner:

r Location:

Parcel Size:

Assessor's Parcel No:

Existing Master Plan:

. Proposed Master Plan:

a

a

a
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To:
Subject:
Date:
Page:

xc:

Applicant:

Consultant:

Agencies:

Sugarloaf Peak, LLC
MPA15-004 and RZAI 5-006
December 3,2015
2

o Existing Regulatory Zone:

o Proposed Flegulatory Zone:
. Area Plan:
r Citizen Advisory Board:
. Development Code:

. Commission District;
o Sectionffownship/Range:

Open Space (OS), lndustrial (l) and
Neighborhood Commercial (NC)

Medium Density Suburban (MDS)

Spanish Springs

Spanish Springs

Article 820, Amendment of Master Plan
Article 821, Amendment of Regulatory Zone
4 - Commissioner Hartung

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

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

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

Nathan Edwards, Esq., District Attorney's Office
(nedwards@da.washoecounty.us); Chair - Spanish Springs Citizens
Advisory Board

This serues as official notice that Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number FIZA15-006 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 1 10.820.15(d) and 1 10.821.1s(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 Communig Services Department
Planning and Development Division

tilllr**4*
William H. Whitney
Acting Secretary to the Planning Commission
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Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number RZA15-006

Lewis Roca Rothgerber, LLP

8C

(1) to change the Master Plan Designation on one parcel of
t39.84 acres from a mix of lndustrial (l), Commercial (C) and
Open Space (OS) to Suburban Residential (SR); and
(2) to amend the regulatory zone on the same parcel of 139.84
acres from a mix of Open Space (OS), lndustrial (l) and
Neighborhood Commercial (NC) to Medium Density Suburban
(MDS).

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

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

775.328.3622

rpelham@washoecountv. us

Subject:

Applicant:

Agenda ltem Number:

Summary:

Recommendation:

Prepared by:

Phone:

E-Mail:

Description

Master Plan Amendment Case Number MPAl5-004 and Regulatory Zone Amendment
Case Number RZAl5-006 (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 t 39.84 acres from a mix of lndustrial (l)
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 t39.84 acres from a mix of Open
Space (OS), lndustrial (l) and Neighborhood Commercial (NC) to Medium Density Suburban
(MDS).

. APP|icant:

. Property Owner:

. Location:

Lewis Roca Rothgerber, LLP, 50 West Liberty Street, Suite
4'10, Reno, NV 89501
Sugarloaf Peak, LLC, 2777 Northtowne Lane, Reno, NV
89512
On the north side of Calle De La Plata, approximately 2110
of a mile east of its intersection with Pyramid Highway.

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment Case Number RZA15-006

MPA15-004 & RZA15-006
QIIf:AI2I AAE PAN?l, trE76rtrE
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o Parcel Size: t 39.84 acres
. Assessofs Parcel No: 534-562-07
o Existing Master Plan: lndustrial (l), Commercial (C) and Open Space (OS)
o Proposed Master Plan: Suburban Residential (SR)
. Existing Regulatory Zone: Open Space (OS), lndustrial (l) and Neighborhood

Commercial (NC)
o Proposed Regulatory Zone: Medium Density Suburban (MDS)
o Area Plan: Spanish Springs
. Citizen Advisory Board: Spanish Springs
. Development Code: Article 820, Amendment of Master Plan

Article 821, Amendment of Regulatory Zone
o Commission District: 4 - Commissioner Hartung
. 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

Page 2 of 36 MPA15-004 & RZA|5-006
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Public Correspondence......... .... Exhibit H

Agency Comments ..... Exhibit I

Explanation and Processinq 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 website at www.washoecountv.usicomdev -
select Master Plan & Maps - or it may be obtained at the front desk of the Washoe County
Planning and Development Division.

Volume One of the Master Plan outlines six countywide priorities through the year 2025. These
priorities are known as Elements and each is summarized below. The Land Use and
Transportation Element, in particular, plays a vital role in the analysis of a Master Plan
Amendment.

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

o Conservation Element. lnformation, policies and action programs, and maps necessary for
protection and utilization of cultural and scenic, land, water, air and other resources.

o Land Use and Transportation Element. lnformation, policies and action programs, and
maps defining the County's vision for development and related transportation facilities
needed for the forecasted growth, and protection and utilization of resources.

o Public Services and Facilities Element. lnformation, 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.

o Housinq Element. lnformation, policies and action programs, and maps necessary to
provide guidance to the County in addressing present and future housing needs.

. Open Space and Natural Resource Manaqement Plan Element. lnformation, 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

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment Case Number RZA15-006

MPA15-004 & RZA|5-006
C'',:A,2' AAE E'AN?I, EE7'7EQ

Page 4 of 36



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

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 adopting a Master Plan amendment, the Planning Commission must make at least three
of the findings as set forth in Washoe County Code (WCC) Section 110.820.15(d). lf a military
installation is required to be noticed, then an additional finding of fact pursuant to WCC Section
1 1 0.820.1s(dXO) is required. lf 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. The adoption of a Master Plan amendment requires a 213 vole
of the Planning Commission's membership.

Explan?tion and Processinq of a Reoulatory 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 beginning on page 12 of this report.

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. lf 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

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment Case Number RZA15-006
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another requires action by both the Planning Commission and the Board of County
Commissioners.

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

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment Case Number RZA15-006

Page 6 of 36 MPA15-004 & RZA|5-006
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Vicinitv Map

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment Case Number RZA15-006
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ANALYSIS

Background and Current Conditions

The subject property is t 39.84-acres and is located within the Spanish Springs Area Plan and
Spanish Springs Suburban Character Management Area, which provides specific goals for
development within that area. This request seeks to amend the subject property's Master Plan
category from a mix of lndustrial, Commercial and Open Space to Suburban Residential. The
request also seeks to change the property's regulatory zone from a mix of Industrial (l),
Neighborhood Commercial (NC) and Open Space (OS) to Medium Density Suburban (MDS).
Approval of both requests would allow for residential development of up to three dwelling units
per acre on a t 39.84-acre parcel, for a potential total of up to 119 dwelling units. At this time
the property cannot be developed with residences, but rather with commercial and industrial
uses only.

Compatibility

The neighborhood has a wide variety of regulatory zones nearby, including lndustrial,
Neighborhood Commercial, Medium Density Suburban, Low Density Suburban, Medium
Density Rural, Low Density Rural, General Rural and Open Space all located within 1000 feet of
the subject parcel.

The subject parcel is currently undeveloped. Residential development is currently occurring to
the north of the subject parcel in the Donovan Ranch Subdivision, at an overall density of one
dwelling unit per acre. As a common open space subdivision, lots in that development have
been reduced in size and clustered. Donovan Ranch lot sizes are generally in the vicinity of
one-third acre, which is comparable to the Medium Density Suburban regulatory zone lot sizes.

Standard setbacks for the Medium Density Suburban (MDS) regulatory zone are 20 feet to the
front and rear of the property, and 8 feet on the sides. ln comparison, the Donovan Ranch
subdivision to the north has setbacks that are similar to the MDS regulatory zone: 20 feet for the
front and rear, with a choice of either 8-foot side setbacks, or S-foot and 11-foot side setbacks.

There is one single-family dwelling adjacent to the east, located on a parcel of approximately 10

acres.

As visible in the following aerial photograph, the parcel to the west of the subject property is
undeveloped, although a Master Plan Amendment and Regulatory Zone Amendment similar to
this request, has also been submitted for that property. To the south is Calle de la Plata. For the
purposes of evaluation of compatibility with the surrounding area, staff has assumed that no
changes to the parcel to the west have yet taken place, although it should be noted that
changes may occur.

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

MPA|5-004 & RA15-006
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ln determining compatibility with surrounding land uses, staff reviewed the Land Use

Compatibility Matrix with the proposed Regulatory Zone. The compatibility matrix is found in the
Land Use and Transportation Element in Volume One of the Washoe County Master Plan. The

compatibility between the proposed and existing adjacent regulatory zones is captured in the

table below.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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Compatibility Rating of Existing Regulatory Zones with
Existing Regulatory Zones on Adjacent Parcels

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

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

screening or buffering necessa4/
Medium Compatibility: Some screening and buffering necessary.
Low Compatibility: Significant screening and buffering necessary.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-OO6
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Existing
Regulatory Zone

Existing Adjacent
Regulatory Zone

Compatibility
Rating

lndustrial (l)

and

Neighborhood Commercial
(NC)

Low Density Suburban (LDS)
(located to the north)

Low

lndustrial (l) and Neighborhood
Commercial (NC)

(located to the west)
High

Medium Density Rural (MDR) and

lndustrial (l)
(located to the south)

Medium and Low

General Rural (GR)
(located to the east)

Low

Proposed
Regulatory Zone

Existing Adjacent
Regulatory Zone

Compatibility
Rating

Medium Density Suburban
(MDS)

Low Density Suburban (LDS)
(located to the north)

High

lndustrial (l) and Neighborhood
Commercial (NC)

(located to the west)
Low

Medium Density Rural (MDR) and
lndustrial (l)

(located to the south)
Medium and Low

General Rural (GR)
(located to the east)

Medium

: Little or no or
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There is a thin strip of Open Space on the eastern side of the subject parcel that was clearly
intended as a buffer between the more intense lndustrial and Commercial regulatory zones and
the less intense Rural regulatory zones. Both before and after the requested amendments the
subject site would have relatively good compatibility with the properties on two sides and
relatively poor compatibility with the properties on the other two sides. This provides no clear
basis for a recommendation of either approval or denial. This analysis does, however, support
the supposition that the proposed change would not adversely impact the public health, safety
or welfare, when compared to the existing situation. lf the Master Plan Amendment and
Regulatory Zone Amendment, currently under consideration for the parcel directly to the west
are approved, the compatibility on that side would be improved.

Chanqe of Conditions

Adjacent to the northern end of the property is the Donovan Ranch Subdivision. Although that
property is zoned Low Density Suburban (1 dwelling uniUacre), it is being developed as a
common open space subdivision with most lots approximately 1/3-acre in size - comparable to
what is generally found in Medium Density Suburban regulatory zones.

ln addition, with the local economy improving, the demand for single-family dwellings in our
region has been increasing. lt is anticipated that growth will occur in areas like the Spanish
Springs Suburban Character Management Area, which is the designated groMh area for the
Spanish Springs Valley.

Desired Pattern of Growth

This property is situated just off of Pyramid Highway and within the Spanish Springs Suburban
Character Management Area (SCMA), which is the designated growth area for the Spanish
Springs Valley. The Spanish Springs Area Plan states that "a distinct suburban core is, and will
continue to be, concentrated along Pyramid Highway," with that suburban core including "a

broad mix of non-residential uses together with residential densities of up to three dwelling units
per acre."

Services and Facilities

Water and Sewer: The subject parcel is located within the Truckee Meadows Service Area
(TMSA). The TMSA is the area designated by the Truckee Meadows Regional Plan as being

served by municipal-type services such as community water and sewer. The Truckee Meadows
Water Authority (TMWA) is designated as the potable water service provider but it would require
annexation to TMWA's water service territory prior to service. Sanitary sewer service within the
unincorporated Washoe County areas of Spanish Springs is provided by Washoe County.
Community sewer service would be provided by Washoe County Community Services
Department. Under a 2005 agreement with the City of Sparks, conveyance and ultimately
treatment of waste water is performed at the Truckee Meadows Water Reclamation Facility
(TMWRF). At present approximately 42% total available allocation of sewer connections have
been utilized so there is currently adequate sewer capacity available for the maximum allowed
density on the property if the request is approved.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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A number of goals and policies within the Spanish Springs Area Plan govern water supply
(SS.12.1 and SS.12.2), water service (SS.15.1, SS.15.2 and SS.15.3), and wastewater
(SS.16.1). Compliance with these policies will be required at the time a specific development
proposal is brought fonrvard, if approval of this amendment is granted.

Communitv Services: The Truckee Meadows Fire Protection District has a station near La
Posada and Pyramid Highway. Northern Nevada Medical Center and Renown Urgent Care are
the nearest health care facilities.

The subject parcel is currently zoned for Alyce Taylor Elementary, Shaw Middle, and Spanish
Springs High schools. The Washoe County School District WCSD) has indicated that Alyce
Taylor Elementary is currently at 95o/o capacity, Shaw Middle is at g4% capacity, and Spanish
Springs High is at 1O7o/o capacity. The School District has stated that future residential
development in the area may require some students to be assigned to the nearest WCSD
school with available capacity.

Nearby public parks include Sky Ranch, Gator Swamp and Eagle Canyon. The Spanish Springs
Public Library is on Pyramid Highway.

Traffic: The submitted traffic impact study analyzed the impact of the project on the intersection
of Pyramid Highway at Calle de la Plata, and stated that this intersection currently operates at a
Level of Service (LOS) F during morning and afternoon peak hours. This level of service
indicates delays averaging about 50 seconds during those peak hours. The study indicates that
"the number of trips generated by the proposed residential use is a decrease from the number
of trips proposed with the current mixed use zoning." The study further states that the proposed
residential use would generate up to 42o/o lewer trips than what might be generated by the
existing zoning.

Both the Nevada Department of Transportation (NDOT) and the Regional Transportation
Commission (RTC) have reviewed the request. NDOT indicated that the proposed project, when
reviewed in conjunction with the separate and similar proposed Blackstone Estates proposal to
the west, may warrant the installation of a traffic signal at Pyramid Highway and Calle de la
Plata. RTC indicated that the potential increase in density posed by the Sugarloaf Ranch
Estates project may not warrant a traffic signal at that intersection on its own, but that a signal
may be warranted when considered in conjunction with other proposals in the area. Either way,
both NDOT and RTC indicated that street improvements would likely be required with future
development on the subject property.

Washoe County Traffic Engineer, Clara Lawson, has reviewed both of the adjacent requests
and provided the following:

Both the Blackstone Estates and Sugarloaf Ranch have access fo Pyramid
Highway through Calle de la Plata. Traffic analysis for both projects report that
the intersection operafes af a Level of Service of F. This level of service is based
primarily on the delay of the srde sfreef, Calle De La Plata to make a left or
through traffic movement. Prior to approval of a subdivision a traffic analysis will
be required which will include the above intersection with and without the project,
plus the 10 yearforecast with and without the project. When additionalanalysis ls
brought in the timing a traffic signal can befter be estimated. NDOT approval will
also be required prior to the installation of a traffic signal. NDOT typically requires
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traffic signal warrants to be met prior to installation and not in anticipation of
future grov'tth.

A Regional Road lmpact Fee, RRIF, is required for all new development in the
area. The Capital lmprovement Plan, ClP, upon which the RRIF is based, needs
to be updated at least every three years. The North Servlce area CIP has
budgeted for 5 intersecfions at a cost of $1,000,000 each. The locations of fhese
will be determined by the greatest need in the area.

Consistencv with Washoe Gountv Master Plan

Master Plan Amendments and Regulatory Zone Amendments are to be reviewed for
consistency with applicable policies and action plans of the Washoe County Master Plan. The
following Master Plan policies and programs are applicable to the proposed amendment
requests.

LAND USE AND TRANSPORATION ELEMENT - Volume One of the Washoe County
Master Plan

GoalThree: The majority of growth and development occurs in existing or planned
communities, utilizing smart growth practices.

Policy LUT.3.1 Require timely, orderly, and fiscally responsible growth that is directed to
existing suburban character management areas (SCMAS) within the Area
Plans as well as to growth areas delineated within the Truckee Meadows
Service Area (TMSA).

Policy LUT.3.2 ln order to provide a sufficient supply of developable land to meet the needs of
the population, Area Plans shall establish growth policies that provide for a
sufficient supply of developable land throughout the planning horizon of the
next 20 years, with considerations to phase future growth and development
based on the carrying capacity of the infrastructure and environment.

Policy LUT.3.3 Single family detached residential development shall be limited to a maximum
of five (5) dwelling units per acre.

Policy LUT.3.5 Area Plans shall identify adequate land, in locations that support the regional
form and pattern, for the residential, commercial, civic and industrial
development needs for the next 20 years, taking into account land use
potential within the cities and existing unincorporated centers, existing vacant
lots, and resource and infrastructure constraints.

Staff Comment (Policies L-UT.3.1: LUT.3.2. LUT.3.3 and LUT.3.5). The subject property is
located within the Spanish Springs SCMA and within the Truckee Meadows Service Area which
has available infrastructure and access. The proposed density of 3 dwelling units per acre is
within policy levels. The majority of the property is considered unconstrained and suitable for
development.

POPULATION ELEMENT - Volume One of the Washoe County Master Plan
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GoalThree: Plan for a balanced development pattern that includes employment and
housing opportunities, public services and open spaces.

Goal Four: Coordinate population growth with the availability of water, sanitary
sewer, streets and highways, and other public facilities and services.

Goal Five: Development occurs where infrastructure is available.

Staff Comment (Goals Three. Four and Five): The proposed amendments will allow for
increased residential opportunities with nearby employment opportunities in the Spanish
Springs planning area. Public services, facilities, and infrastructure are available TtvlWA is the
water purveyor and Washoe County is the sanitary sev/er service provider for the subject area.
Washoe County Engineering and Capital Projects has advised that if this request is approved,
adequate sewer capacity will be available for the maximum allowed density on the property.
Primary streets and highways used to access the subject site will be Pyramid Highway and
Calle de la Plata. At the tinte of development the appropriate water rights would need to be
dedicated and impact fees paid. Depending on the type of development proposed, street
improvements may also be required.

Spanish Sprinqs Area Plan

Master Plan Amendments and Regulatory Zone Amendments are required to be reviewed for
compliance with applicable goals and policies of the Spanish Springs Area Plan, which is a part
of the Washoe County Master Plan. The following goals and policies of the Spanish Springs
Area Plan are applicable to the proposed amendment requests.

Vision and Gharacter Management

Land Use

Goal One: The pattern of land use designations in the Spanish Springs Area Plan
will implement and preserve the community character described in the
Character Statement.

Policyss.l.2 The Policy Growth Level for the Spanish Springs Suburban Character
Management Area is 1,500 new residential units of land use capacity. Land
use intensifications will not add more than 1,500 new units of Land Use
Capacity through 2025. The Washoe County Department of Community
Development will be responsible for tracking increasing land use potential to
ensure this growth level is not exceeded.

Staff Comment: The proposed master plan and regulatory zone amendment requests would
creafe the potential for 1'19 dwelling units. lf this request is approved, there would still be over
1,000 residential units of capacity remaining from the 1,500 residential unit growth cap in
Spanish Springs. There are three amendments to the Spanish Springs Area Plan being
considered at the present. lf all are decided in such a manner as to maximize density there
woLrld be 1086 dwelling units of density remaining under the policy growth cap.

Policy SS.1.3 The following Regulatory Zones are permitted within the Spanish Springs
Suburban Character Management Area:

a. High Density Rural (HDR - One unit per 2.5 acres).

b. Low Density Suburban (LDS - One unit per acre).
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c.

d.

e.

f.
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Medium Density Suburban (MDS - Three units per acre).

High Density Suburban (HDS limited to the areas designated HDS prior
to August 17,2004)

Neighborhood Commercial/Office (NC).

General Commercial (GC) - GC limited to the areas designated GC prior
to August 17,2004.

lndustrial (l).

Public/Semi-Public Facilities (PSP).

Parks and Recreation (PR).

General Rural (GR).

Open Space (OS).

g.

h.

i.

j

k

Staff Comment: The requested regulatory zone of Medium Density Suburban complies with this
policy.

Policy SS.1.6 Staff will review any proposed Master Plan Amendment against the findings
identified in the Plan Maintenance section of this plan and make a
recommendation to the Planning Commission. At a minimum, the Planning
Commission must make each of these findings in order to recommend
approval of the amendment to the Board of County Commissioners.

The findings required in the Plan Maintenance section are listed and
this report under "Staff Comments on Required Findings for Master Plan

Staff Comment:
discussed later in
Amendment."

Transportation

GoalThree: The regional and local transportation system in the Spanish Springs
planning area wil! be a safe, efficient, multi-modal system providing
significant connections to the greater region, and access to
commercial services, public lands and employment opportunities in
the community. The system will contribute to the preservation and
implementation of the community character as described in the
Spanish Springs Vision and Character Statement.

Washoe County's policy level of service (LOS) for local transportation
facilities in the Spanish Springs planning area is LOS "C.'

Washoe County will strongly advocate the prioritization of improvements to
Pyramid Highway and qualified regional roads and arterials within the
boundaries of this area plan in the Regional Transportation lmprovement
Program in order to achieve and maintain established levels of service.

Policy SS.3.1

Policy SS.3.3

Staff Comment: Overall potential traffic impacts are anticipated to be lower with a Medium
Density Suburban residential zoning designation in comparison to the current zoning mix that
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contains Neighborhood Commercial and lndustrial. A detailed traffic impact analysis is included
with the attached application. The Regional Transportation Commission and Nevada
Department of Transportation are anticipated to provide conditions of approval requiring road
improvements to mitigate potential traffic impacts posed by a development at the time of specific
project submittal to the County.

PIan Maintenance

Plan Maintenance

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.

Policies

SS.17.1 ln 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.

Staff Comment: The Character Statement includes, "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
Pyrantid Highway " The requested Suburban designations are within the identified suburban
core.

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

Staff Comment: Policy SS1.2 allows intensification of zoning to allow '1500 new dwelling units
in the Suburban Character Management Area (SCMA). The proposed change does not have
the potential to exceed that limit. Policy SS1.3 allows the Medium Density Suburban regulatory
zone in the SCMA, the Suburban Residential Master Plan Category requested by the applicant
is consistent with that potential density.

c. The amendment will not conflict with the public's health, safety or welfare.

Staff Comment: Eventual development of the subject site will comply with all applicable safety
and health regulations.
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SS.17.2 ln order for the Washoe County Planning Commission to recommend approval
of any amendment involving a change of land use, the following findings must
be made:

a. A feasibility study has been conducted, commissioned and paid for by the
applicant, relative to municipal water, sewer and storm water that clearly
identifies the improvements likely to be required to support the intensification,
and those improvements have been determined to be in substantial compliance
with all applicable existing facilities and resource plans for Spanish Springs by

the Department of Water Resources. The Department of Water Resources will
establish and maintain the standards and methodologies for these feasibility

studies.

Staff Comment: The feasibility study is rncluded with the MPA application and includes the

conclusion that, "the findings included in this lnfrastructure Feasibility Report supporl the
requirements of the Area with respect to a lMaster Pian Amendment"

b. A traffic analysis has been conducted that clearly identifies the impact to the
adopted level of service within the [unincorporated] Spanish Springs
Hydrographic Basin and the improvements likely to be required to
maintain/achieve the adopted level of service. This finding may be waived by

the Department of Public Works for projects that are determined to have
minimal impacts. The Department of Public Works may request any
information it deems necessary to make this determination.

Staff Comment: A traffic analysis is included with the MPA application and includes the

conclusion that the intersection of Calle De La Plata and Pyramid Highway currently operates at

a level of service (LOS) of "F" and will continue to do so if the proposed changes are approved.
The reporl also recommends that a traffic signal be installed at that intersection The traffic
report compares the current proposal with a previous proposal that called for 360 multi-family

dwelling units. The current proposal is anticipated to generate 45 to 50% less yehicle trips than

the previous proposal and the previous proposalwas calculated to generate approximately 5000
fewer vehicle trips per day than would be expected if the area were built out according to its
current Commercial and lndustrial zones.

c. For commercial and industrial land use intensifications, the overall percentage

of commercial and industrial regulatory zone acreage will not exceed 9.86
percent of the Suburban Character Management Area.

Staff Comment: The current request does not propose any commercial or industrial land use

intensifications.

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.
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Staff Comment: The current proposal will not increase the number of allowed dwelling units in

excess of that allowed by Policy SS.'1.2

e. lf 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
lmprovements Program or Regional Transportation lmprovement Program
within three years of approval of the intensification. For impacts to regional
roads, this finding may be waived by the Washoe County Planning Commission
upon written request from the Regional Transportation Commission.

Staff Comment: The intersection of Calle De La Plata and Pyrarnid Highway currently operates
at a level of service (LOS) of "F" and will contrnue to Co so if the proposed changes are
approved.

f. lf 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 lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification.

Staff Comment The current proposal is antrcipated to generate fewer vehicle trips than would
be expected if the area were built out according to its current Commercial and lnclustrial
designations.

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 groMh level established in Policy SS.1 .2.

Staff Comment: The proposed changes are within the policy growth level established by Policy
SS12

h. lf 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.

Staff Comment: lnformation received from the Washoe County School District indicates that
Alice Taylor Elementary School is currently at94% of capacity and that with full build-out of the
potential density that it would be at 1A1o/o.
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Staff Comment:

ss.17.3

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 othenrise to continue operation of its permitted activities.

No special use permits will be impacted by the proposed change in land use.

For proposals to establish or Intensify commercial land uses, a market
analysis has been conducted that clearly establishes a community serving
trade area, provides convincing evidence of a need to increase the inventory
of community-serving commercial land use opportunities, and demonstrates
no negative impact on the qualitative jobs/housing balance in the Spanish
Springs planning area (i.e. the relationship between anticipated employment
types/wages and housing costs).

Staff Comment. The applicant is not seeking to establish or intensify comnrercial land uses.

SS.17.4 For any amendment that proposes to alter the Spanish Springs Vision or
Character Statement, the Department of Community Development has
conducted a series of community visioning workshops with the Spanish
Springs Citizen Advisory Board (CAB), and the results of that process,
including any CAB and staff recommendations, have been included and

discussed in the staff analysis of the proposed amendment.

Staff Comment: The applicant is not seeking to amend the Spanish Springs Vision or
Character Statement of the Area Plan, but rather is seeking additional suburban zoning within
the Suburban Character Management Area.

ss.17.5 Except as modified by SS.17.5.1, for any amendment that proposes to expand
the Suburban Character Management Area into the Rural Character
Management Area and/or to revise the Character Statement, the Department
of Community Development has conducted a series of community visioning
workshops with the Spanish Springs Citizen Advisory Board (CAB) and the
results of that process, including any CAB and staff recommendations, have
been included and discussed in the staff analysis of the proposed amendment;
and a proposed land use change accompanies the boundary change
proposal, and the land use proposal meets all of the applicable policies of the
Spanish Springs Area Plan.

The applicant is not seeking to expand the Suburban Character ManagementStaff Comment:
Area.

SS.17.5.1When the Truckee Meadows Regional Planning Governing Board has
approved an amendment to the Truckee Meadows Service Area (TMSA)

regarding land that is located partially or wholly in the Rural Character
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Management Area, and which land is contiguous to the boundaries of the
Suburban Character Management Area, that Suburban Character
Management Area may be considered for expansion within the TMSA and
without the visioning workshops described in SS.17.5 above so long as any
such expansion is based on the following, and publically evaluated:

a. The effect on services of a possible increase in residential development
potential; and

b. The effect on services of a possible increase in commercial/industrial
development potential.

Staff Comment: The land is not within the Rural Character Management Area.

SS.17.6 As a non-municipal airport, the Spanish Springs Airport (SSA) is an existing
use as of the adoption of the plan. The legal and future use of the SSA shall
be determined through an amendment of the plan depending on the resolution
of all code enforcement violations existing prior to 2005.

Staff Comment: The proposed change has no effect upon the Spanish Springs Airport, which is
located approximately two miles west of the project site

SS.17.7 The Department of Community Development will provide the Planning
Commission with a status report on the implementation of this plan no later
than 18 months from the date of final adoption.

Staff Comment: The proposed change is not related to the status reporl on irnplementation of
the plan, so this policy is not applicable.

Development Suitabilitv within the Spanish Sprinqs Area Plan

The Spanish Springs Development Suitability Map, which is part of the Spanish Springs Area
Plan, identifies the southern third of the subject parcel as being located within a 1o/o FEMA
Flood Hazard area. However, Washoe County Engineering staff have indicated that more recent
improvements to drainage in the general vicinity have removed that constraint. They have
indicated that only a small portion of the southeast corner of the parcel is now designated as
being in a flood zone. The Development Suitability Map identifies the remainder of the property
as being "unconstrained."

Neiohborhood Meetinq

ln accordance with the provisions of NRS 278.210.2, the applicant is required to conduct a
neighborhood meeting prior to a Master Plan Amendment being scheduled before the Planning
Commission. The proposed Master Plan Amendment and related Regulatory Zone Amendment
were discussed at the regularly-scheduled Spanish Springs Citizen Advisory Board (CAB)
meeting of November 4,2015.
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NRS 278.210 requires the neighborhood meeting be noticed to a minimum of 30 separate
property owners within a 750 foot radius nearest the area to which the proposed amendment
pertains. The applicant mailed out 40 neighborhood meeting ngtices to property owners of 55
parcels within 750 feet of the subject parcel. This is the required noticing distance for this type of
application.

Approximately 20 residents were in attendance, in addition to Washoe County staff and the
applicant's representative. Exhibit F contains the memo summarizing the meeting.

At the CAB Meeting, the applicant made a brief presentation outlining the requested
amendments. Concerns expressed by those in attendance include:

. Traffic impacts at the intersection of Calle de la Plata and Pyramid Highway including
whether or not a traffic signalwill be able to be constructed.

o Sufficiency and type of water rights required and whether individual domestic wells in the
area would be impacted.

. Whether or not the Character Statement in the Spanish Springs Area Plan allows a
density of three dwellings to the acre on the east side of Pyramid Highway, or whether
residential density is limited to one dwelling per acre in that area. The Character
Statement reads (in relevant part) as follows:

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 fogefher with residentialdensrties of up to three dwelling units per acre.
These suburban /and 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 s/opes of the Spanish Sprngs
Valley. To the north and east, the transition to rural sfrefches out into the
valley and includes lower density, suburban residential oppoftunities (one- to
five-acre parcels). The area outside the suburban core and transition area is
predominately of a rural character with rural residential densifies (five plus
acre parcels) and agricultural /and 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 fhe
Suburban Character Management Area (SCMA). This area will contain all
commercial land use desrgnations and residential densities greater than one
unit per ten acres. The Suburban Character Management Area will be the
designated grov'rth area in fhe Spanish Springs Valley.

o Sufficiency of other civic services such as fire protection, emergency medical services,
sewer, and schools.

o Compatibility of the proposed density of three dwellings per acre with existing residential
development, particularly in terms of "rural" lifestyle choices and possible impacts
associated with livestock.

. Approval of the project may set a precedent for more land on the east side of Pyramid
Highway to be zoned for three dwellings to the acre.
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The CAB voted to recommend denial of both the Master Plan Amendment and Regulatory Zone
Amendment, 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

Public Hearinq Notice

Notice for Master Plan Amendments has been provided in accordance with the provisions of
Nevada Revised Statutes 278.210, as amended; and Notice for Regulatory Zone amendments
has been provided in accordance with the provisions of Nevada Revised Statutes 278.260, as
amended. The time and place of the public hearing must be provided in at least one publication
or a newspaper of general circulation in the city or county, at least 10 days before the day of the
public hearing. NRS requires a minimum of 30 separate property owners be noticed within a750
foot radius of the subject parcel to which the proposed amendment pertains.

Per Washoe County Code Sections 110.820.20(b) and 110.821.20, owners of all real property
to be noticed are owners identified on the latest County Assessor's ownership maps and
records. Such notice is complied with when notice is sent to the last known addresses of such
real property owners as identified in the latest County Assessor's records. Any person who
attends the public hearing is considered to be legally noticed unless those persons can provide
evidence that they were not notified according to the provisions of Articles 820 Master Plan
Amendments and 821 Amendment of Regulatory Zone.

40 property owners of 55 parcels within 750 feet of the subject parcel were noticed of the
proposed Master Plan Amendment and Regulatory Zone Amendment by U.S. Mail not less than
10 days before the scheduled Planning Commission meeting of December 1,2015. See Exhibit
E for a copy of the noticing map. A legal ad was also placed in the Reno Gazette-Journal for
publication on November 20, 201 5.

Aqencv Comments

The proposed amendment was submitted to the following agencies for review and comment.

. Washoe County Community Services Department
o Engineering and Capital Projects (including Roads, Sewer and Traffic)
o Parks and Open Space
o Planning and Development
o Utilities

. Washoe County Health District
o Air Quality
o Emergency Medical Services
o Environmental Health Services
o Vector-Borne Diseases

. Truckee Meadows Fire Protection District

. Washoe County Sheriff's Office

. Washoe County School District

. Regional Transportation Commission
e State of Nevada

o Division of Environmental Protection
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o Division of Forestry - Endangered Species
o Division of State Parks
o Department of Transportation
o Division of Water Resources
o Department of Wildlife

. City of Sparks - Community Services Department

. Truckee Meadows Regional Planning
o Washoe-Storey Conservation District
o Truckee Meadows Water Authority
o NV Energy

Comments (included at Exhibit l) were received from:

o Nevada Department of Transportation offered comments on coordination and upgrades
that may be required for future development affecting Pyramid Highway and Calle de la
Plata Drive.

Contact: Anita Lyday, 775.834.8320, alvdav@dot.state.nv.us

. Reqional Transportation Commission (RTC) offered technical comments related to
Pyramid Highway and Calle de la Plata Drive capacity, access standards, and future
anticipated upgrades. RTC noted that traffic signal warrants are not met.

Contact: Debra Goodwin, 775.335.1918, dggodwin@rtcwashoe.com

o Washoe Countv School District offered comments on current and future capacity at three
schools for which the subject parcel is zoned. Comments were included on requirements
that may be placed on future development.

Contact: Mike Boster, 775.789.381 0, mbogter@washoeschools.net

. Truckee Meadows Fire Protection District offered a number of fire safety conditions that
would be applied to future development.

Contact: Amy Ray, 775.326.6005, arav@tmfpd.us

o Washoe Countv Enqineerinq and Capital Proiects provided a statement that there are no
comments or conditions from a Roads perspective.

Contact: Kimble Corbridge, 77 5.328.2041, kcorbri dqe@was hoecou ntv. us

o Washoe Countv Engineerinq and Capital Proiects provided comments that there is a
potential for significant off-site sewer improvements to connect to existing infrastructure to
serve new development.

Contact: Timothy Sim pson, 77 5.328.2041, ts im pso n@washoecou nty. us

o Washoe-Storev Conservation District offered comments on drainage, flooding and water
rights that would be addressed during future development.

Contact: Kevin J. Roukey, 775.425.1209, kevinir 51@att.net
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Staff Comments on Required Findinqs for Master Plan Amendment

For a Master Plan Amendment to be adopted, Washoe County Code Section 110.820.15(d)
requires the Planning Commission make all required findings contained in the area plan
governing the property subject of the Master Plan amendment. lt must also make at least three
of the following five findings of fact. lf a military installation is required to be noticed, then an
additional finding related to the installation must also be made.

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

Staff )gg!ns!I! There are no policies or action programs of the -Spanlsh Spritrys Area
Plan that prohibrt approval of the proposed change in Master Plan Category.

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.

SlaLSctuUtpll. The prctposed antendrnenl wiil prov'ide for iancl uses conTpatible wittr
the existing acljacent /anrl uses, parltcularlv to the norlh and east.

3. Response to Chanqe Conditions. 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.

Staff Commen!; This proposal supports growth within the I-MSA and the Spanlsh
Spnhgs Suburban Character Martagement Area, tite planned growtlt area for tlrc
Spanish Spnngs Valley. Development to the north and norttreast of the property has
also resulted in subchvision iols c/ose to 1/3-acre in size, wltich is comparable to the
triroposed Mediurn Density Suburban regulatory zone that is a/so paft of the prcposed
Suburban Residential master plan category.

Availabilitv 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 Commertt. TMWA and Washoe County are the seruice providers for cornmuniry
water and sewet' in this area. As detailed in Exhibit l, TMWA has identified facility
improvenrent options to serve the ahject parcel. Washoe County Errgineering and
Capital Projects has also indicated that adequate sewer capacity will be available for
the maximum allowed density on the propefty if the request is approved. Truckee
Meadows Fire Protection District is the fire protection service provider. Appropriate
transporlation intprovements would need to be implemented by the applicant at the
time of future development if it was approu,ed.

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

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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Staff Comment: The proposed amendment will furlher implemetrt the desired pattern
of growth, particularly as stafed in the Spanrsh Springs Area Plan Character Statement
which reads in parl, "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 fogether with residential denslfies of up to three dwelling units per acre.Thease
suburban land uses are located predominately, but not exclusively, on the west side of
Pyramid Highway." The current request is /o esfablish additional suburban zoning
within the identified suburban core.

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

Staff Comment: There are no military installations within the required noticing distance
to the subject property and therefore this finding ls not applicable.

Spanish Sprinqs Area Plan Findinqs for Master Plan Amendment

Policv SS.17.1 ln 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:

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

Staff Comment: The Character Statement includes, "A distinct suburban core is, and
will continue to be, concentrated along Pyramid Highway. This suburban core includes
a broad mix of non-residenflal 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 urest srde of Pyramid Highway."

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

Staff Comment: Policy SS7.2 addresses intensification of zoning to allow 1500 new
dwelling units in the Suburban Character Management Area (SCMA). The proposed
change does not have the potential to exceed that limit. Policy SS7.3 allows the
Medium Density Suburban regulatory zone in the SCMA. The Suburban Residential
Master Plan Category requested by the applicant is consisfen/ with that potential
density, as is fhe requested Regulatory Zone.

c. The amendment will not conflict with the public's health, safety or welfare.

Staff Comment: Eventual development of the subject site will comply with all applicable
safety and health regulations.

Staff Comments on Required Findinqs for Requlatorv Zone Amendment

Washoe County Code Section 110.821.15(d) 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

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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Amendment application and has determined that the proposal is in compliance with the required
findings as follows.

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

Staff Corylnent: The proposed amendment does not conflict with the policies and
action programs of the Master Plan as detailed in this staff report.

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.

Slgll_QpnAql; The proposed amendnlenfs will fufther implement and preserve
fhe Spanish Springs Area Plan Vision and Character Statement, which promotes

, an area of mixed /and uses (zoning) and a range of employment opportunities.
The proposed amendments confonn to all applicable policies of the Spanish
Springs Area Plan and the Washoe County Master Plan as provided earlier in this
report. The proposed amendments will not result in a conflict with the public's
health, safety or welfare.

3. Response to Chanoe 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- This proposal supports growth within the TMSA and the Spanlsh
Springs Suburban Character Management Area, the planned growth area for the
Spanish Spnngs Valley.

4. Availabilitv 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: TMWA and Washoe County are the service providers for
community water and sewer in this area. As detailed in Exhibit P(1), TMWA has
identified facility improvement options fo serye the subject parcel. Washoe County
Engineering and Capital Projecls has a/so indicated that adequate sewer capacity
will be available for the maximum allowed density on the propefty if the request is
approved. Truckee Meadows Fire Protection District is the fire protection service
provider. Appropriate transportation improvetnents would need to be implemented
by the applicant at the time of future development if it was approved.

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.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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Staff Comment. The proposed amendment does not conflict with the policies and
action programs of the Master Plan as detailed in this staff repoft.

6. Desired Pattern of GroMh. 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 proposed amendment will furlher implernent the desired
pattent of growth. particularly as staled in the Spanish Springs Area Plan
Character Statement which reads in 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." The current request is to esfablish additional suburban
zoning within the identified suburban core.

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

Staff Comment. There are no military installations within the required noticing
distance to the subject property and therefore this finding is riot applicable.

Staff Comment on Spanish Sprinqs Area Plan Findinqs for Requlatoru Zone Amendment

Policv SS.17.2 ln order for the Washoe County Planning Commission to recommend approval
of any amendment involving a change of land use, the following findings must be made:

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

Staff Comment: The applicant has provided a study by Wood Rodgers which indicates
intprovemenfs necessary for provision of seryices and that the improvements are in
substantial compliance with existing facilities and the Spanish Sprlngs resource plan

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

Staff Comntent: A traffic analysis is provided with the application and includes fhe
conclusion that the intersection of Pyramid Highway and Calle de la Plata currerftly
operates at a level of service (LOS) F, both before and after the addition of traffic

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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anticipated to be produced by the land use change. The traffic report recotnmends
construction of a traffic signal at the intersection of Pyramid Highway and Calle de la
Plata.

For commercial and industrial land use intensifications, the overall percentage of
commercial and industrial regulatory zone acreage will not exceed 9.86 percent of the
Suburban Character Management Area.

Staff Commen!: T'he current proposal ls not for a commercial or industrial land use
intensification and is therefore not applrcable

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.

Staff Comment: The proposed regulatory zone will not exceed Washoe County's
Stolicy growth level for Spanish Springs. Were the project to be approved, over 100A
residential units would still be available within the 1500-unit policy growth cap.

lf 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 lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification. For impacts to
regional roads, this finding may be waived by the Washoe County Planning Commission
upon written request from the Regional Transportation Commission.

Staff Contment: A lraffic analysis is provided with the application and includes the
conclusion lhat the intersection of Pyrarnid Highway and Calle de la Plata currently
operates at a level of service (LOS) F, both before and after the addition of traffic
anticipated to be produced by the land use change.

lf 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
lmprovements Program or Regional Transportation lmprovement Program within three
years of approval of the intensification.

SJefr Sprylgil. According lo the traffic study submitted by the applicant. the current
proposal is anticipated to generate fewer vehicle trips than would be expected if the
area were built out according to rts current Commercial and lndustrial zoning
designations.

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

Staff Comment: The proposed changes are within the policy growth level established
by Policy SS.7.2 of 1,500 additional dwelling units of density.

lf the proposed intensification results in existing facilities exceeding design capacity and
compromises the Washoe County School District's ability to implement the neighborhood

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

c.

d.

g.

h.

f.

MPA15-004 & RA15-006
E'I/:AE)' 6AE PANI^F' EE7'7EQ

Page 32 of 36



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

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.

Staff Comment; The Washoe County Schoot District (WCSD) has indicatect that if
future residential development on the property were to result in student capacity being
exceeded at zoned schoo/s. then some students may be assigned to the nearest
WCSD school with available capacity.

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
operation of its permitted activities.

Staff Comment' No speclal use permits will be intpacted by the proposed change in
land use

Recommendation

Based upon the information presented in the staff report, it is recommended that the required
findings can be made and that the Planning Commission.

(1) Adopt an amendment to the Spanish Springs Master Plan Map, changing the Master
Plan Category from a mix of, lndustrial (l) and Commercial (C) to Suburban Residential
(SR) on the subject t39.84 acre parcel (APN: 534-562-07). Possible action to approve
a resolution adopting an amendment to the Spanish Springs Master Plan Map; and

(2) Subject to final approval of the associated master plan amendment, recommend
adoption of an amendment to the Spanish Springs Regulatory Zone Map, changing the
regulatory zone from a mix of Open Space (OS), lndustrial (l) and Neighborhood
Commercial (NC) to Medium Density Suburban (MDS) on the subject parcel (APN:
534-562.07). Approve a resolution adopting an amendment to the Spanish Springs
Regulatory Zone Map; and

(3) lf the resolutions adopting the Master Plan amendments and the resolution
recommending adoption of the Regulatory Zone Amendment are approved, direct
staff to fonryard these amendments to the Board of County Commissioners. These
approvals include administrative changes with a revised map series including an
updated parcel base and updated applicable text.

(4) lt is further recommended that the Chair be authorized to sign Resolutions Numbers
15-26 and 15-27 on behalf of the Planning Commission.

Possible Motion for Master Plan Amendment

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 contained in Attachment A of this staff report to amend the Master Plan as set
forth in Master Plan Amendment Case Number MPA15-004 having made the following three
findings in accordance with Washoe County Code Section 110.820.15(d) and the findings

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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required by Spanish Springs Area Plan Policy SS.17.1. lfurther move to certify the
resolution and the proposed Master Plan Amendment in MPA15-004 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.

Wafioe County Development Code Secfion 110.820.15(d) Master Plan Amendment
Findings

1. Consistencv 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 seryices.

Spanish Sprngs Area Plan Findings - Policy 55.17.1 (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 Spanrsh Spnngs Area Plan
and the Washoe County Master Plan.

c. The amendment will not conflict with the public's health, safety or welfare.

Possible Motion foi Requlatorv Zone Amendment

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 contained in Attachment B of this staff report to recommend
adoption of the amendment to the Regulatory Zone as set forth in Regulatory Zone
Amendment Case Number RZA15-006 having made all of the following findings in
accordance with Washoe County Code Section 110.821.15(d) and the flndings required
by Spanish Springs Area Plan Policy SS.17.2. I further move to certify the resolution and
the proposed Regulatory Zone Amendment in RZA15-006 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

Washoe County Development Code Section 110.821.15(d) Regulatory Zone
Amendment Findings

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

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-005
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2. Compatible Land Uses. The proposed amendment will not result in land uses which
are incompatible with (existing or planned) adjacent land useq and will not adversely
impact the public health, safety or welfare.

3. Response to Chanqe Conditions: more desirable use. The proposed amendment
identifies and responds to changed conditions or further sfudies 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. Availabilitv of Facilities. There are or are planned to be adequate transportation,
recreation, utility and other facilities to accommodate fhe uses and densities
permifted 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 Paftern 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 grov'rth with the least amount of natural
resource impairment and the efficient expenditure of funds for public seryices.

Spanish Sprngs Area Plan Findings - Policy 55.17.2 (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 Spnngs by the
Department of Water Resources. The Department of Water Resources will establish
and maintain the standards and methodologies for these feasibility sfudies.

b. A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of seruice 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.

d. For residential land use intensifications, the potential increase in residential units will
not exceed Washoe County's policy growth levelfor fhe Spanrsh Spnngs Area Plan,
as esfab/r'shed in Policy SS. 7.2.

e. lf the proposed intensification will result in a drop below the established policy level
of service for transpoftation (as established by the Regional Transportation
Commission and Washoe County) within fhe Spanish Sprngs Hydrographic Basin,
fhe necessary improvements required to maintain the established level of service are
scheduled in either the Washoe County Capital lmprovements Program or Regional
Transportation lmprovement 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
T ran sp o rtatio n Com mrssion.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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lf 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 lmprovements Program or Regional Transportation
lmprovement 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, schoo/s and parks reflect the policy growth level
established in Policy SS.7.2.

lf the proposed intensification resu/fs in existing facilities exceeding design capacity
and compromises the Washoe County School Drsfricf'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
Irusfees.

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

Appeal Process

Planning Commission action will be effective 10 calendar days after the written decision is
signed by and 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 Development Division within 10 calendar days afterthe written decision is signed by and
filed with the Secretary to the Planning Commission and mailed to the original applicant.

xc:

h.

Applicant:

Property Owner:

Consultant:

Lewis Roca Rothgerber, LLP, 50 West Liberty Street, Suite 410, Reno, NV
8950'1
Sugarloaf Peak, LLC,2777 Northtowne Lane, Reno, NV 89512

Axion Engineering, LLC, 681 Edison Way, Reno, NV 89502

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-OO6
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN,
THE SPANISH SPR|NGS MASTER PLAN MAp (MpA15-004)

AND RECOMMENDING ITS ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS

Resolution Number 1 5-26

Whereas Master Plan Amendment Case Number MPA15-004 (Sugarloaf Ranch Estates) came
before the Washoe County Planning Commission for a duly noticed public hearing on December
1,2015; and

Whereas the Washoe County Planning Commission heard input from both staff and the public
regarding the proposed Master Plan Amendment; and

Whereas, the Washoe County Planning Commission gave reasoned consideration to the
information it has received regarding the proposed Master Plan Amendment; and

Whereas, the Washoe County Planning Commission has made the following findings necessary
to support adoption of the proposed Master Plan Amendment Case Number MPA15-004 as set
forth in NRS Chapler 278; Article 820 of Chapter 110 of Washoe County Code (Development
Code); and Spanish Springs Area Plan Policies SS.17.1 and SS.17.2

Washoe Countv Development Code Section 110.820.15 (d) Master Plan Amendment Findinos

1. Consistencv 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 Chanqe Conditions. 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. Availabilitv 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. Desired Pattern of Growth. The proposed amendment promotes 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;

MPA15-004 & RZA15-006
EXHIBIT A



Planning Commission Resolution 15-26
Meeting Date: December 1,2015
MPA Case Number: MPA15-004
Page2

Spanish Sprinqs Area Plan Findinqs:

6. Policv SS.17.1

7. Policv SS.'17.2

a.

b.

The amendment will further implement and preserve the Vision and Character
Statement of the Spanish Springs Area Plan;

The amendment conforms to all applicable policies of the Spanish Springs Area
Plan;

The amendment does not conflict with the public's health, safety or welfare;

a.

b.

A feasibility study relative to municipal water, sewer and storm water was
provided by the applicant 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;

A traffic analysis has been conducted that clearly identifies the impact to the
adopted level of service within the [unincorporated] Spanish Springs
Hydrographic Basic and the improvements likely to be required to achieve the
adopted level of service;

The overall percentage of commercial and industrial regulatory zone acreage will
not exceed 9.86 percent of the Suburban Character Management Area; lOn June
23, 2015, the Washoe County Board of County Commissioners approved removal of this
policy from the Spanlsh Sprngs Area Plan, and it is pending conformance review by the
Truckee Meadows Regional Planning Commission. lt is anticipated that this proposalwill
be found in conformance with the Truckee Meadows Regional Plan due to a recent
amendment to Regional Plan Policy 1.3.3 which allows for an increase in size of existing
contiguous industrial land use in the Spanish Sprngs Area Plan by no more than 150
acres over the next 10 years.l

lf 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 lmprovements
Program or Regional Transportation lmprovement Program within three years of
approval of the intensification; and

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

d.

MPAI5-004 & RZA|5-006
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Planning Commission Resolution 15-26
Meeting Date: December 1,2015
MPA Case Number: MPA15-004
Page 3

lmprovements Program or Regional Transportation lmprovement Program within
three years of approval of the intensification.

Now, therefore, be it resolved that pursuant to NRS 278.210(3) the Washoe County Planning
Commission does hereby adopt the proposed Master Plan Amendment in Master Plan
Amendment Case Number MPA15-006, to include the Spanish Springs Master Plan attached as
Exhibit A to this Resolution. A certified copy of this resolution shall be submitted to the Board of
County Commission and any appropriate reviewing agencies in accordance with NRS 278.220.

ADOPTED on December 1,2015

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Carl R. Webb, Jr., AICP, Secretary James Barnes, Chair

Attachment Exhibit A - Spanish Springs Master Plan Map

MPA15-004 & RZA15-006
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER
RZA15-006 AND THE AMENDED SPANISH SPRINGS REGULATORYZONE MAP

Resolution Number 15-27

Whereas Regulatory Zone Amendment Case Number RZA15-006 (Sugarloaf Ranch Estates)
came before the Washoe County Planning Commission for a duly noticed public hearing on
December 1,2015;

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

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

Whereas the proposed Regulatory Zone Amendment shall be adopted pending adoption of the
proposed Master Plan Amendment (MPAI5-004) by the Washoe County Board of County
Commissioners and a positive finding of conformance with the Truckee Meadows Regional
Plan; and

Whereas, pursuant to Washoe County Code Section 110.821.15(d), the Washoe County
Planning Commission made the following findings necessary to support the recommendation for
adoption of the proposed Regulatory Zone Amendment Case Number RZA'I5-006:

1. Consistencv 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
public health, safety or welfare;

3. Response to Chanoe Conditions. 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. Availabilitv 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. Master Plan Policies and Action Proqrams. The proposed amendment will not adversely
affect the implementation of the policies and action programs of the Washoe County
Master Plan;

MPA15-004 & RZA15-006
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Planning Commission Resolution 15-27
Meeting Date: December 1,2015
RZA Case Number: RZA15-006
Page2

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

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

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby
recommend adoption of Regulatory Zone Amendment Case Number RZA15-006 and the
amended Spanish Springs Regulatory Zone Map as included as Exhibit A to this Resolution to
the Washoe County Board of County Commissioners.

ADOPTED on December 1,2015

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Carl R. Webb, Jr., AICP, Secretary James Barnes, Chair

Attachment Exhibit A - Spanish Springs Regulatory Zone Map
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Planning Commission Resolution 15-27
Meeting Date: December 1,2015
RZA Case Number: RZA15-006
Page 3 Exhibit A
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Spanish Springs
Exhibit FCitizenAdvisory Board

MEMORANDUM

To: Vaughn Hartung, Commissioner
From: Misty Moga, Administrative Recorder
Re: MPAl5-004 &RZAI5-006 (Sugarloaf Ranch Estates
Date: October 12,2015

The following is a portion of the draft minutes of the Spanish Springs Citizen Advisory Board held on November 4,2015.

7. DEVELOPMENT PROJECIS - The project description provided below links to the application or visit the
Planning and Development Division website and select the Application Submittals page:

http ://www.washoeco u nty. us/csd/p la n n i n g_a n d_d evelop m ent
A. Master PIan Amendment Case Number MPA15-004 (Sugarloaf Ranch Estates)- Request for community
feedback, discussion and possible action to approve an amendment to the Washoe County Master Plan,

Spanish Springs Area Plan to change the Master Plan Designation on one parcel of t 39.84 acres from a mix of
lndustrial (l) Commercial (C) and Open Space (OS)to Suburban Residential (SR). The Citizen Advisory Board

may take action to summarize public feedback and recommend approval or denial of the Master Plan

Amendment request. (For Possible Action.)

B. Regulatory Zone Amendment Case Number RZA15-006 (Sugarloaf Ranch Estates)- Request for
community feedback, discussion and possible action to approve an amendment to the regulatory zone on one

parcel of 139.84 acres from a mix of Open Space (OS), lndustrial (l) and Neighborhood Commercial (NC) to
Medium Density Suburban (MDS). The Citizen Advisory Board may take action to summarize public feedback

and recommend approval or denial of the Regulatory Zone Amendment request. (For Possible Action.)
. Applicant: Sugarloaf Peak, LLC. 2777 Nonhtowne Lane, Reno, NV 895L2
o Location:Onthenorthsideof CalleDeLaPlata,approximately2/70 of amileeastof itsintersectionwith
Pyramid Highway.
. Assessor's Parcel Number: 534-562-07
. Staff: Roger Pelham, MPA, Senior Planner Washoe County Community Services Department Planning and

Development Division, Phone: 775-328-3622, E-mail: rpelham@washoecounty.us
o Tentative Hearing Date: Planning Commission on December L,2OL5

Garrett Gordon, representative from Sugarloaf Peak, LLC gave an overview of the property.

40 acre property, North of Calle De La Plata north of Pyramid Highway

Garrett said this application doesn't ask for change to character statement, area plan, raise the number

housing units. lt's asking to amend the Master Plan to Suburban Residential and Medium Density Suburban
(MDS) which is allowed in the plan. lt's capped at 3 units per acre; same as character statement. 120 homes,

less than 40 acres.

John Gwaltney asked at what stage do you have to conduct a traffic study. John said he is concerned about the
number of homes. He asked if traffic, sewer, water has been taken into account. Garrett said in the
applications, it includes a traffic report with current and proposed conditions. Current zoning is commercial;

he said they look at it according to this zoning and the proposed changes. He said they looked at the current

level of service on a particular traffic intersection. The sewer requires a feasibility study which includes water
and sewer. The owner owns 50 acres of water. lt will be served by TMWA. The sewer will be brought in at the
owner's cost.

MPA15-004 & RZA15-006
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John Hayman asked about the traffic light. He said NDOT and Feds said no. Garrett said he understands the
project priorities and they have been working on moving this traffic light up in the priorities. The traffic
engineer recommends it. Garrett said they have paid traffic credits. John Hayman said he attended the
commissioner meeting, and they opposed the traffic study. NDOT denied it and it's nowhere on the plans.
Garrett said you have to meet the warrants before you can get the lights. John said it's nowhere close to being
a light.

Dan Herman said he thinks this is over simplified. He said he attended a community meeting for a

neighborhood that is proposing to have 160 homes in their project, and they can't get a traffic light. He said he
doesn't understand how this project will get a light. Garrett read a document stating that the traffic signat was
recommended. Dan asked about the TMWA water rights and asked how it won't affect wells. Dan said the
developer will buy water rights, and if it's low during summer, they will pump on commercial wells. lt will
affect the people on L0 - 40 acre parcels. Garrett said it hasn't been proven true; he said they will buy water
rights from TMWA and build a facility.

Roger Pelham, Washoe County, addressed the question regarding water and TMWA. He said he has received
an emailfor a water resource plan series. He invited people to participate in this process.

Garrett said we knew there would be a disagreement with water, so he said he has conducted a water
discovery. He said he has spoken with TMWA and will have a discovery letter from TMWA to state how much
water they will have.

Larry Thomas asked where the water rights are coming from: out here or Truckee River. He said if the source is
the Truckee River, then they can't pullfrom anywhere else. lf the source is from here, it will pull from wells.
He said they supplement their water with wells out here. lt's misleading. He spoke about the the traffic and
said the State wouldn't allow it even if the developer were pay for it. The developer would offer to pay for it,
and the state won't let it go in.

Garrett said he can't control what the other properties do. There have been many other special meetings, and
we are trying to stay on the agenda.

Mr. Ralph Theiss said they bought their property out here 14 years ago, and installed wells, and Washoe
County sent them a letter stating their well was within circumference of the Washoe County well. He said they
came out several years and monitor their well, son's well, and Dan's well. He said they are pumping out of
their aquifer. They stopped coming out - they couldn't afford to come out and monitor wells. He said they
have lost 2 inches in 14 years. The intent, if Washoe County interferes with their water level, they would stop
pumping. He said if this development dips into their system, he said he will be concerned, but nothing has
given them trouble so far. He said if it is affected because of this project, Washoe County will have to replace
it.

Dan Herman asked about the character statement of the plan. Garrett said it's approved to change the zoning
to Medium Density Suburban. Mr. Herman read from the plan. He asked this density has been approved for
the west side; but he asked if was on the east side of Pyramid Highway. Garrett said that is correct.

Roger Pelham said there is no Medium Density Suburban zoning on the east side of the highway at this time.
The Donovan ranch subdivision is low density suburban; that development is L/3 acre lot sizes. One per acre.
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Dan Herman said he is concerned about 3 units per acre on his subdivision and then there is Blackstone.

Anyone on east side will be set a precedent. Dan said he said he has been involved with this for many years

and knows the intention in the area plan and water system. L dwelling unit per acre on the west side on the
master plan. Transition zone will be known as Suburban Character Management. He asked Garrett where the
transition zone is located.

Garrett said it's on the board of the zone. The suburban core and transition zone will be known as the
suburban character management. There isn't no transition zone. Garrett said the impact is diminished.

Ken Theiss asked if he will explain transition zone. Roger Pelham said the transition zone is zoning like a
bullseye on a target. ln this case, suburban character management would be the bullseye where more intense
planning willtake place. lt's not unreasonable for higher density in the middle and fade to less intense uses.

James Scivally asked for example of the transition zone. Roger said it's not in this area plan.

Dawn Costa asked where the entrance and exits will be located. Garret said Calle De La Plata; it will have

shared access with next door. lt will come with tentative map.

Ken Theiss asked about an emergency access off of Pyramid Highway. Garrett said he hadn't heard that.

Kevin Monaghan asked about the history of the last project. Roger Pelham said we don't want to discuss to
application tonight.

Garrett said the past proposed application was for a total of 360 unit properties, 9 units per parcel. Garrett
said they heard from the community that if they went ahead with the current plan and current character
statement, they would get support or people would be neutral for the 3 unit plan. He said Reno is the next
housing boom. He said we believe there is a need for single family residences. Kevin said there are two main
concerns: traffic/light and water. He said he is hearing two different sides. He asked how do we get a definitive
answer. He asked if there a neutral 3'd party with certainty. He said before anyone takes action, there needs to
be clarity and moving forward sounds problematic in any direction. Garrett said he appreciates that comment.
This is just master plan and zoning amendment. Those details about zoning and traffic won't come out until
the tentative map process. Garrett said we won't know the impact until the project moves forward. He said

with the commercial use, you can put 7-11, hotel, etc., and those have different uses and different traffic
needs which will determine the traffic light. Garrett said the water discovery will be your 3'd party answer
regarding water.

Cindy Thomas asked about two developments doing the same thing. She said Garrett doesn't know what the
other one is doing; she said why they can't talk to the other development to find out what the other is doing
and join forces and get the same information coordinated. Garrett said its separate findings, separate
proposals, separate zoning. Garrett said to Roger's point, they have to look at them separately. Cindy said you

two have different answers. Garrett said the traffic engineers said they recommended the light, and if we can

build it, we can pay into it.

James Scivally said he is listening with everyone; no one has brought up schools. There will be 3.4 people per

unit; what about streets, emergency services. Some of those services are hard press. lt will be hard pressed

even farther. Garrett said the old application proposed 360 units and that applications went to all reviewing
agencies; all agencies had no negative comment. This current application is going to be sent to the reviewing
agencies, and those comments will be included. This is a lot less of an impact than before.
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Ralph Theiss said he contradicts Garrett. He said in the original request for 360 units, the fire department
came to Board of County Commissioners meeting and they stated they couldn't service that addition. The
school district is already over flowing. Bus services can't come out here. Every entity that appeared gave
negative answers to those questions. All agencies said they can't handle the past application proposed units.
He said the sewer is over burden as is. These new applications are straining the system. The tax payers will
foot the bill. Whoever builds will put a strain on it.

Garrett referred James to the planning commission reports.

John Gwaltney said what is concerning is these things all add together and add a complication that isn't being
looked at as individual pieces and not collectively. They need to ask themselves is the data for this workable.
This should all be pulled together. He said he understands the school system is at a brink. How it can handle
more, he asked. He asked if there is anyone who feels qualified how that data be added together. John said
the planning meeting said we were told there won't be a light there for a long time.

Mr. Thomas said putting aside water and sewer; it's a quality of life issue. He said 3 houses per acre next to
them seem to screw those who bought out here on large parcels for a purpose. Garrett said he had a hard
time justifying it when it was 9 units per acre, but now a 3 units per acre keeps with the character statement.
Mr. Thomas said that was for the west side, not the east side. Mr. Thomas said they are asking to change the
statement.

Dawn Costa said she read the development - maximum capacity of units on the sewer system. City of Sparks
said they won't take on more. Garrett 1500 units capped for the new projects. This has gone to Regional
Planning. They agreed to have L,500 more units, and he said they aren't going to build this much.

Roger Pelham said there are different numbers: 1,500 dwelling units is not L,500 more housing being
constructed. lt's far more that. lt will probably more likely be 3-4K. There will be a policy growth within the
area plan that says we can allow intensification of upzoning of 1500 more houses to be allowed to be
constructed in the future. He said he received an emailfrom GIS that said if both Master Plan and zoning
changes are approved, there will still be 1100 under the approved policy growth.

Dan Herman said L68 on the other project and 1L9, which is 300 dwelling units. Roger said L dwelling unit per
acre is an illustration. He said since the policy went into affect, all land uses, there will still over 1000 dwelling
units remaining worth of intensification that someone can come in and build later on. Dan Herman said he can
only build 1 unit on his 40 acre, but these guys can come in and put 3 units on an acre. That is much more
intensification. There is no transition area; t/3 acre lots with no transition. The transition area was 5 acre
parcels down to 1 acre down to t/3. He said there was some buffering in the original intent.

Garret spoke about the open space is the boundary and not just easement and zoning. He said there will
additional burming, trees and other conditions. He said they now can't condition it under zoning; if you look in
the County code goes from low compatibility to medium compatibility and there is less of a need for a

transition zone.

Roger Pelham said he isn't for or against this. He said there are differences of opinion of the character
statement. Some might consider it reasonable transition. Roger said he promised to include comments he
receives in writing into the staff report if he receives them in time. There is legitimate evaluation based on his
comments.
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John Gwaltney asked about the zoning of L acre, 1 dwelling. He said the new area Winfield springs is not full
acre. He asked if the zoning statements are correct. The west side is zone for more on one acre and the east
side is zone for no more than one resident per acre. Roger said that is correct. Low Density suburban. The
Donovan Ranch is being developed 3 dwellings per acre; 1/3 lots. Roger said Winfield is in Sparks. John said

when you grant a '3 residents per acre,' it's hard to turn down an application in the future. Roger said we look
for compatibility when looking at current zoning when reviewing an application. Ken Theiss said Donavan is 3

units per acre on the east side. There isn't anything that says these guys can't.

Dawn Costa said it's a tf3 acre, they equal out house and land. lt's equestrian. lt still equals outs to one unit
per acre. Roger said yes, total amount, including open space, divide units per acres.

John Gwaltney said you are changing the zoning. You have 100 arces, 100 houses, you have one acre per

house. That changes the zoning dramatically. He asked why you didn't say you were going to say 1 unit per
acre. Garrett said he heard we wouldn't have any arguments for 3 units per 1 acre which is allowed in the plan

but we have. We will have arguments regardless.

Larry Thomas said this isn't really compatible. A bunch of people in come out to live in the suburbs and they
will complain about those people who are already out here with the horse. They won't like something we are
doing and they will complain to the County. lt's not compatible. lt happened in Douglas County. Ken asked

when it was going to the planning commission. Garrett said December L, 6:30pm.

Sarah Chvilicek, Planning Commission for District 5, said your feedback and taking action for recommendation
or not is critical for the Planning Commission's decision. She said our Commissioners asked for community
feedback. She said w take those comments seriously. She said she is also the designee for the Regional

Planning commission.

Dawn Costa said Planning Commissioner Greg Prough's contact information is on the table. Sarah said contact
any one of us.

Ron Swingham said there are two problems with this project: 'not in my back yard.' He said they are selling
something nobody wants. He said what about a ligh| what about the things we talked about. There was no
project for the public agencies to make a comment on. He said we had local fire department say we are our
limit. He asked how can you agree or disagree without the facts. There needs to be a 3'd party. He said more
people with come, and they will complain about the horses and chickens.

Kevin Monaghan said critical feedback is important for the Planning Commission.

Dan Herman said he requested to have TMWA to be here tonight, but they couldn't be here. They need to be

here to talk about the reports without biased.

Garrett said he appreciated the meeting being run well.

Mrs. Thomas asked if we can make a motion once allthe facts are presented. Ken said he understands, but
this will go to the planning meeting in December. Dawn said if you can't attend; get the planner's contact
information.
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MOTION: John Dwaltney moved to deny item 7A due to inadequate information and it can set a precedent
for single family residents. James Scivally seconded the motion. All members were in favor; Ken Theiss
abstained. Motion passed.

Discussion:
Roger Pelham spoke about zoning; Ken said if 7A doesn't pass, 78 won't change. Roger said you can approve
one and not the other. However, legally, they need to be compatible.

Dan Herman said his arguments are still applicable for 78 regarding the east side having 3 units per acre. We
need to maintain one unit per acre on the east side. The buffering needs to happen with transition zone.

MOTlOttl: James Scivally moved to deny 78 because it's related to the first. John Dwaltney seconded. All in
favor; Ken Theiss abstained.

cc: Dawn Costa-Guyon, Chair
Al Rogers, Constituent Services
Andrea Tavener, Constituent Services
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Prepared By:
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Civll Engineering . Iond Developmenl
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Sugarloaf Ranch Estates

Project Requests

This application is for a Master Plan Amendment and Regulatory Zoning Amendment to:

A) Change the land use designation from a mix of lndustrial, Commercial, and Open Space
to Suburban Residential in the Spanish Springs Area Plan (SSAP).

B) Change the current zoning from a mix of lndustrial, Commercial, and Open Space to
Medium Density Suburban.

Project Location

Sugarloaf Ranch Estates is located %mile east of the Pyramid Highway across the streetfrom the
Village Green business park. lt will be accessed from Calle De La Plata which connects to the
Pyramid Highway. The project site includes one parcel, APN 534-562-07 and consists of 39.&4t
acres, as shown in Figure 1 (below).

Figure 1 -Vicinity Map

Character Management Plan

This application does not change the character management vision in the SSAP. The proposed
project request's an allowed use in the Character Management Area and is consistent with the
policies set forth in the Vision and Character Management goals.
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Sugarloaf Ranch Estates

Spanish Springs Area Plan Compliance

The Spanish Springs area contains a mix of residential and non-residential land uses. The proposed
master plan amendment and regulatoryzone amendment request a Suburban Residential land use
with a MDS zoning allowing up to three dwelling units per acre. The SSAP character statement
envisions "a distinct suburban core - concentrated along Pyramid Highway." "This suburban core
includes a mix of non-residential uses togetherwith residential densities of up to three dwelling units
per acre." The proposed project fits the character statement as it is near the Pyramid Highway
corridor and the adjacent neighboring properties to the north of the site share the requested land
use designation.

The lntroduction statement of the Spanish Springs Area Plan (SSAP), states that "through
cooperation with the Washoe County Board of County Commissioners and the Washoe County
Planning Commission, the Spanish Springs community will maintain and apply objective standards
and criteria that serve to manage growth and development in Spanish Springs in a manner that:

.Repects the rural heritage of the area by encouraging a rustic appearance and preserving
scenic quality;

. Respects private property rights;
oProvides a range of low density housing;
.Provides open space and recreation opportunities;
.provides local services and employment opportunities; and
.ensures that growth is kept in balance with resources and infrastructure."

This Master Plan Amendment and Regulatory Zone Amendment supports the applicable
statements. See Figures 2 and 3 on the following pages that show existing and proposed land use
designations.
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Key Planning lssues

The followings points are to identify the key issues to be addressed with staff and public review to
approve this request:

D Land Use Compatibility - Surrounding land uses include Suburban Residential to the north,
Rural Residential to the east, lndustrial and Rural Residentialto the south and lndustrial
and Commercial to the west. lt is our understanding that the westerly neighbors are
proposing a similar MPA and RZA as the Sugarloaf Ranch Estates project at this time. The
proposed land use change is compatible with the surrounding land uses. Open space will
be provided around the project and within it to assist with property transitions.

(SCMA). The proposed amendment will result in an intensification of residential land use
capacity. The intensification is within the allowed 1,500 units of growth allocated to the
SCMA. (to be verified by staff). The proposed amendment will result in a decrease in traffic
which is managed as shown in the traffic report. There is mitigation proposed and adequate
capacity in the regional road system to support this change. Adequate public facilities are
established or planned for to support the request. Physical separation is adequately
established from existing residential and surrounding uses.
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Flood Control

The North Spanish Springs Detention Facility was constructed to alleviate flooding concerns west of
Pyramid Lake Highway. (See Figure 4). Although the proposed project can benefit from this facility
the southerly portion of the property is located in a FEMA designated flood zone AO with a 1 foot
depth. Drainage facilities will need to be constructed to contain the flood water and the
corresponding CLOMR and LOMR will needed to be completed to remove the property from the
flood zone. lt is anticipated that these storm flows will be directed to the North Spanish Springs
Detention Facility. On-site storm water improvements will be designed to current County standards

Figure 4 - Spanish Springs Area Plan - Flood Control
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Spanish Springs Area Plan - Plan Maintenance

The Spanish Springs Area Plan establishes a Plan Maintenance section (Goal 17) that includes
goals and policies related to plan amendments. Each of the policies is listed below and addressed
in bold face type.

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.

The Iand use change request considers the character statement adopted in the Area Plan
and helps in providing a portion of the mixed land use desired and housing consistent with
the Area Plan.

SS.1 7.1 ln 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.

The request preserves the vision by maintaining a permitted regulatory zoning
in the character management plan and by providing housing consistent with
the area plan.

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

An analysis of all applicable policies contained within the SSAP and Master
Plan are included within this report.

c. The amendment will not conflict with the public's health, safety, or welfare.

The project will be designed addressing impacts to surrounding properties.
The design will include buffering from adjacent properties to the east, north,
and west by providing open space.

SS.17.2 ln 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.
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b.

A feasibility report has been completed for this site for a previously submitted
project and paid for by the owner. The proposed project will yield a much lower
density and the suggested improvements in the previous study are still
applicable. An update to the previous feasibility study is included in this
application. Existing sewer and water lines are located west of Pyramid
Highway, as well as other locations to the west. Development in the area
include the Spanish Springs flood contro! facilities, the Spanish Springs
Business Park, and residential developmentto the north including the Donovan
Ranch, Pebble Creek, and the proposed Harris Ranch have occurred. As a
result of these changes, there have been infrastructure extensions in the area.
For storm water, the flood control project completed south of Calle de la Plata
will benefit this site.

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 levels of
service. This flnding may be waived by the Department of Public Works may request
any information it deems necessary to make this determination.

Traffic works has prepared a traffic impact analysis for this application. The
report outlines overall impacts, as well as recommended improvements, access
restrictions, etc. A copy of the study is included in this application.

For commercial and industrial land use intensifications, the overall percentage of
commercial and industrial regulatory zone acreage will not exceed 9.86 percent of the
Suburban Character Management Area.

The land use change proposes to reduce the lndustrialand Commercial capacity
in the area.

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

The proposed increase in residentia! units falls within the number allowed in
Policy SS.1.2.

e. lf the proposed intensification will result in a drop belowthe established policy level of
service fortransportation (as established bythe RegionalTransportation Commission
and Washoe County) within the Spanish Springs Hydrographic Basin, the necessary
improvements required to maintain the established level of service are scheduled in
eitherthe Washoe County Capital lmprovements Program or RegionalTransportation
lmprovement Program within three years of approval of the intensification. For
impacts to regional roads, this finding may bewaived bythe Washoe County Planning
Commission upon written request from the Regional Transportation Commission.

d.
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t.

A traffic impact analysis is included in this report. The proposed change of
land use has a significant reduction in trip generation compared to the existing
use. The projectwill pay regional road impactfees atthe time of building permit
to further address project impacts.

lf 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 are Regional
transportation plans and the necessary improvements are scheduled for either the
Washoe County Capital lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification.

The traffic impact analysis provides details of planned improvenlents to the
surrounding roadway network. The report provides recommendations related
to the use and discusses the timing of the subject improvements to be
completed either by the developer or Washoe County/RTC.

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.

The request will not generate a minor increase in population as discussed in
Policy SS.1.2.

lf 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 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.

The amendment request wil! have some impact upon schools in the Spanish
Springs valley. WGSD will need to forecast impacts on the schools zoned for
the site.

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.

Not applicable. A specia! use permit is not being requested.

SS.17.3 For proposals to establish or intensify commercial land uses, a market analysis has been
conducted that clearly established a community trade area, provides convincing evidence

f.

g.
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of a need to increase the inventory of community-serving commercial land use
opportunities, and demonstrates no negative impact on the qualitative jobs/housing
balance in the Spanish Springs planning area (i.e. the relationship between anticipated
employment types/wages and housing costs).

Not applicable. The project requests a change of land use to residential, not
commercial uses. A market analysis is not required.

SS.17.4 For any amendment that proposes to alter the Spanish Springs Vision or Character
Statement, the Department of Community Development has conducted a series of
neighborhood visioning workshops with the Spanish Springs Citizens Advisory Board
(CAB), and the results of that process, including any CAB and staff recommendations,
have been included and discussed in the staff analysis of the proposed amendment.

There is no change proposed to the Vision or Character Statement within the Area
Plan. We expect the project will work within the adopted vision and character
statements. As part of the Gomprehensive PIan Amendment request, two meetings. with the GAB will provide the venue for citizens to have an opportunity for review
and comment.

SS.17.5 For any amendment that proposes to expand the Suburban Character ManagementArea
into the Rural Character ManagementArea and/orto revise the Character Statement, the
Department of Community Development has conducted a series of community visioning
workshops with the Spanish Springs Citizens Advisory Board (CAB), and the results of that
process, including any CAB and statf recommendations, have been included and
discussed in the staff analysis of the proposed amendment; and a proposed land use
change accompanies the boundary change proposal, and the land use proposal meets all
of the applicable policies of the Spanish Springs Area Plan.

Not applicable.

SS.1 7.6. As a non-municipal airport, the Spanish Springs Airport (SSA) is an existing use as of the
adoption of the plan. The legal and future use of SSA shall be determined through an
amendment of the plan depending on the resolution of all code enforcement violations
prior to 2005.

Not applicable.

SS.17.7 The Department of Community Development will provide the Planning Commission with a
status report on the implementation of this plan no later than 18 month from the date of
adoption.

Not applicable.

10
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Planning Policy Analysis

The policies addressed above apply to plan maintenance and proposed amendments. There are
other policies contained within the Area Plan and Master Plan. Some of these policies pertain to this
request and are discussed in general below.

ln terms of public services and response times, the site meets or exceeds all standards contained in
the Comprehensive Plan. Sheriff patrols already exist in the area based on the development of
surrounding residential, commercial, and industrial uses. The site will be served within a five minute
response time from the Fire Station located on La Posada Drive south of the project. The project
will connect with municipalwater and sewer services.

The amendment request does not conflict with any goal or policy contained within the Area Plan and
the analysis shows the project complies with the amendment guidelines. The project will not result '

in negative impacts to cultural or scenic resources, parks, schools, trails, etc.

Since completion of the regional flood control project, policies SS.1 0.1 through SS.10.3 of the Area
Plan are implemented. This is a significant change in the area by eliminating the flood issues
associated with this part of the valley.

A request to change land use must consider the Land Use policies contained within the
Comprehensive Plan.

Policy LUT.1.4 encourages residential development within walking distance to retail/commercial
USES.

Policy LUT. 4.1 & 4.3 provide opportunities for a variety of land uses, facilities and services that
serve present and future population and encourage suburban developments to provide a mix of
residential densities and housing types in close proximity to retail/commercial.

Policy LUT.14.4 encourages walking trails and connectivity to adjacent developments.

The proposed amendment will not create any undue demands or hardships upon existing public
services such as fire and police protection, consistent with policy POP.1.6.

11
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Washoe County Development Application
Your entire application is a public record. lf you have a concern about releasing
personal information, please contact Planning and Development statf at 775.328.3600.

Project lnformation Staff Assigned Gase No.:

Project Name:

Sugarloaf Ranch Estates

lrolect .. Request for a Master Plan Amendment and a Regulatory Zone Amendment to atlow for
Uescrlptlon: a single family residential development on the subject parcel.

Project Address: 370 Calle De La Plata
Project Area (acres or square feet): 39.84 acres

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

370 Calle De La Plata. The parcel is about %mile east of the intersection with the Pyramid Highway.

Assessois Parcel No.(s): ParcelAcreaqe: Assessor's Parcel No(s): I ParcelAcreaoe:

s34-562-07 39.84

Section(s)/Townsh ip/Range:

Indicate any previous Washoe Gounty approvals associated with this application:
Case No.(s).

Applicant lnformation (attach additional sheets if necessary)

Property Owner: Professional Gonsultant:

Name: Sugarloaf Peak, LLC Name: Axion Engineering, LLC

Address: 2777 Northtowne Ln Address: 681 Edison Way

Reno, NV Zip:89512 Reno, NV Zip: 89502

Phone: Fax: Phone: 775-771-5554 Fax: 775-856-3951

Email: Email: gary@axioneng ineering.net

Cell: Other: Cell 775-771-5554 Other:

Contact Person: Contact Person: Gary Guzelis

ApplicanUDeveloper: Other Persons to be Contacted:

Name: Lewis Roca Rothgerber, LLP Name:

Address: 50 West Liberty Street, Suite 410 Address:

Reno, NV Zip: 89501 zip:

Phone: 775-321-3420 Fax:775-32'1-5569 Phone: Fax:

Email: GGordon@LRRLaw.com Email:

Cell: Other: Cell: Other:

Contact Person: Ganeft Gordon Contact Person:

For Office Use Only

Date Received: lnitial: Planning Area:

County Commission District: Master Plan Designation(s):

CAB(s): Regulatory Zoning(s):

February 2014 MpAl5-004 & R2A15.006
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P roperty Owner Affidavit

Applicant Name:

The receipt of this application at the time of submittal does not guarantee the application complies with all
requirements of the Washoe County Development Code, the Washoe County Master Plan or the
applicable area plan, the applicable regulatory zoning, or that the application is deemed complete and will
be processed.

STATE OF NEVADA

COUNW OF WASHOE

being duly swom, depose and say that I am the owner* of the property or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true and conect to the best of my knowledge
and belief. I understand that no assurance or guarantee can be given by members of Planning and
Development.

(A separate Affidavit must be provided by each property owner named in the title report.)

Assessor Parcel Number(s): ?6 - fGaz??7 /
-S*?aeAnafu<21

Pdnted

(Notary Stamp)

DAVIDGITFORD

NOIAflYNN.E

TAIEOFilEYADA

tly Curuns*n Eaia:fiI
Cefficab ltlo:9{121{

*Owner refers to the following: (Please mark appropriate box.)

O Owner
( Corporate Officer/Partner (Provide copy of recorded document indicating authority to sign.)
O Power of Attorney (Provide copy of Power of Aftorney.)

tr Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)
tr Property Agent (Provide copy of record document indicating authority to sign.)
tr Letter from Government Agency with Stewardship

)

)

)

*kay,hry

r<

MPAI5-004 & RA15-006
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(please print nafte

Subscribed and swom to before me this
l4t" dayof Seoter,..\s<-- ,20t5.

Notary Public in and for

My commission expires: 3-13-18

February 2014



Master Plan Amendment
Supplemental I nformation

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code. Specific
references to Master Plan amendments may be found in Article 820, Amendment of Master Plan.

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

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

olan maos

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

lf the Master Plan

tr A request to add, amend, modifu or delete any of the adopted policies in the area plans

tr A request to add, amend, modify or delete specific language found in the area plans

tr Other (please identify):

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe
County Master Plan. Staff will review the application to determine if the amendment request is in

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

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

A request for:

. A Master Plan change of the land use designation from a mix of lndustrial, Commercial, and
Open Space to Suburban Residential in the Spanish Springs Area Plan (SSAP).

September 1,2010
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2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe
County Master Plan that supports the need for the amendment request?

The subject property was zoned commercial/industrial prior to the latest Master Plan update in
February of 2015. There is currently more of a demand for residential housing than for
commercial development in this area. The site is well suited for residential use and will result in
fewer vehicle trips than a commercial use and provides a transition from the commercialiindustrial
zoning to the west to the rural zoning to the east. There is other vacant commercial zoning nearby
to respond to future demands for commercial development.

Please provide the following specific information.
a. What is the location (address or distance and direction from nearest intersection)? Please attach

a legaldescription.

The location is 370 Calle De La Plata in the Spanish Springs Valley. The parcel is about %
miles east of the intersection with the Pyramid Highway. lt is APN 534-562-07. A legal
description is attached in the Preliminary Title Report which is part of this application,

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

APN of
Parcel

Master Plan
Designation

Existing
Acres

Proposed
Master Plan
Desionation

Proposed
Acres

534-562-07 lndustrial 20 acres Suburban
Residential

20 acres

Commercial 17.84
acres

Suburban
Residential

17.84 acres

Open Space 1.99
acres

Suburban
Residential

1.99 acres

September 1, 2010
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c. What are the adopted land use designations of adjacent parcels?

North Suburban Residential

South Rural Residential & lndustrial

East Rural Residential

West Commercial / lndustrial

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

The existing condition is vacant land that has direct access from Calle De La Plata. There are no
buildings on the site. Calle De Le Plata is a planned arterial street in the regional road network.
There will be two direct access points proposed to that street because there is about % mile
frontage along it.

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

The site is considered flat in grade as it is located at the north end of the Spanish Springs Valley.
There are no bodies of water on the site. A small portion of the site is located within a flood zone.
The vegetation is typical northern Nevada scrub with moderate sagebrush cover. There are no
minerals that we know of at this time. Also, there is no wildlife habitat on the property.

September 1,2010
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6. Describe whether any of the following natural resources or systems are related to the proposed
amendment:

a. ls property located in the 1O0-year floodplain? (lf yes, please attach documentation of the extent
of the floodplain and any proposed floodplain map revisions in compliance with Washoe County
Development Code, Article 416, Flood Hazards, and consultation with the Washoe County
Department of Public Works.)

E Yes trNo

Explanation:

A small portion of the site is located in the AO Flood Zone which means it is subject to the
flooding in a 100 year event. FEMA maps show flooding up to 1' for this part of the site.

Does property contain wetlands? (lf yes, please attach
describe the impact the proposal will have on the wetlands.
a permit issued from the U.S. Army Corps of Engineers.)

a preliminary delineation map and
lmpacts to the wetlands may require

tr Yes E tto

Explanation:

There are no wetlands on the site.

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

tr Yes Et,lo

Explanation:

There are no slopes or hillsides or significant ridgelines on the site. The average slope across
the site is approximatelv 3 percent.

September 1, 2010
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d. Does property contain geologic hazards such as active faults; hillside or mountainous areas; is
subject to avalanches, landslides, or flash floods; is near a stream or riparian area such as the
Truckee River, and/or an area of groundwater recharge?

tr Yes Eruo

Explanation:

There are no active faults on the site. Nor are there any hillside or mountainous areas given
the flat nature of the site and larger valley area. lt is not subject to flash flooding as it it not
near a stream or riparian area. lt is located near the Spanish Springs wash (per FEMA) and
within the limits of the AO 100 year flood zone.

e. Does property contain prime farmland; is within a wildfire hazard area, geothermal or mining area,
and/or wildlife mitigation route?

tr Yes Etto

Explanation:

There is no prime farmland, wildfire hazard potential given the northern Nevada scrub
vegetative cover and no trees, no geothermal sources, and no wildlife migration routes on the
site.

7. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity
or associated with the proposed amendment:

tr Yes Etrto

Explanation:

There are no archaeological, historic, cultural, or scenic resources on the site or in the immediate
vicinity of the proposed amendment area.

September 1,2010
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8. Do you own sufficient water rights to accommodate the proposed amendment?
requests in some groundwater hydrographic basins [e.9. Cold Springs, Warm Springs,
proof of water rights be submitted with applications. Please provide copies of all
documents, including chain of title to the original water right holder.)

EYes trNo

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

a. Permit# 71 998 acre-feet per year 47.0

b. Certiflcate # acre-feet per Vear

c. Surface Claim # acre-feet per year

d. Other# acre-feet per year

e. Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of
Water Resources of the Department of Conservation and Natural Resources):

Water rights title attached.

f. lf the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additionaldevelopment.

Additional water rights will be purchased from the water purveyor at time of development if
required.

(Amendment
etc.l require
water rights

September 1,2010
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9. Please describe the source and timing of the water facilities necessary to serve the amendment:

a. System Type.

tr lndividualwells

tr Private water Provider:

EPublic water Provider: TMWA

Available:

ENow tr 1-3 vears tr 3-5 vears tr 5+ vears

c. Washoe County Capital lmprovements Program project?

tr Yes EItto

lf a public facility is proposed and is currently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of water service:

The Truckee Meadows Water Authority is the municipal provider of community potable water
service for this property. The area is not listed in the CIP for any public facility improvements.
Therefore, the water service to the site will be privately funded with development of the
project. Water service is available on the west side of Pyramid Highway and in the vicinity of
the project. lt will be connected to the site when a project is proposed.

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

a. System Type:

tr lndividualseptic

EPuOtic system Provider: Washoe Countv Utilities

d.

b. Available:

ENow tr 1-3 vears tr 3-5 vears tr 5+ years

c. Washoe County Capital lmprovements Program pQect?

tr Yes Et'to

September 1,2010
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lf a public facility is proposed and is currently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of sewer service. lf a private system is proposed, please describe the system and the
recommended location(s) for the proposed facility.

Washoe County Department of Water Resources is the municipal provider of community
sewer service for this property. The area is not listed in the CIP for any public facility sewer
improvements. The sewer service to the site will be privately funded with development of the
project at a future date when a project is proposed. lt is currently located on the west side of
Pyramid Highway.

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

Calle De La Plata - This is the planned arterial street that fronts the project and provides 2 means
of direct access. lt connects to the Pyramid Highway.

Pyramid Highway is the primary north/south route into the rest of the region and provides a direct
connection to McCarran Blvd, an Expressway, and the l-80 freeway.

12. Will the proposed amendment impact existing or planned transportation systems? (lf yes, a traffic
report will be required. See attached Traffic lmpact Report Guidelines.)

EYes trNo

13. Community Services (provided and nearest facility):

d.

Truckee Meadows Fire Station #17 (La Posada &

b. Health Care Faci Renown MedicalG Los Altos mid

ES (100 Marilvn Mae Ave

Shaw MS Canyon Road)

ish HS (1065 Eagle Canyon road)

arloaf Peak Park (on Calle De La Plata east of site

nish 110A Pyramid

None in the immediate area

September 1, 2010
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4. Describe how the proposed amendment fosters, promotes or complies with the policies of the
adopted area plans and elements of the Washoe County Master Plan:

a. Population Element:

This proposed amendment appears to be neutral with respect to population policies and the
population element, The population policies are geared at Washoe County statf keeping a
running total of population growth and assuring there is a balance of land use needs with
population growth. This proposed amendment will increase the amount of housing in the
Spanish Springs Valley but is within the '1,500 units of growth allocated to the Suburban
Character Management Area.

b. Conservation Element:

The proposed amendment is positive with respect to many of the Conservation policies and
framework. The impact on natural resources from this type of change is favorable when the
conditions produce little or no impact on topography, trees, vegetative cover, view sheds and
scenic corridors, wetlands, wildlife habitat, etc. The proposed amendment will create housing
in the north end of the Spanish Springs Valley will that may help to reduce tratfic flow into the
Truckee Meadows.

c. Housing Element:

Housing Element is primarily focused on providing atfordable housing which is further
in higher density and mixed use developments however, Goal 7 within the housing

is to promote home ownership opportunities and to promote home ownership as a
asset which applies to diversity of housing types. ln addition, one of the underlying

S requirements of the housing policy is an analysis of the characteristics of the land that is
itable for residential development including a determination of whether the existing

is sufficient to sustain the current needs and projected growth of the community.
respect to these goals and policies, the subject property is suited for residential

and is being proposed at a density that is appropriate as a transition in
of the

September 1,2010
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d. Land Use and Transportation Element:

e. Public Services and Facilities Element:

The proposed amendment will promote policies of the public services and facilities element
where applicable. The basic policy framework for the public services and facilities plan of the
Spanish Springs Area Plan is to provide for community water and sewer for those areas with
the Suburban Character Management Area (SCMA). This property falls within the SCMA and
in an area where public services either exist or are planned for development.

f. Adopted area plan(s):

Spanish Springs Area Plan.

The proposed amendment will promote Land Use and Transportation policies LUT 1.4, 3.1,
3.2, 3.3, 4.1, 4.3 and 14.4. The Suburban Character Management Area (SCMA) is identified
as the area for increased density and the proposed amendment promotes LUT goals 3.1- 3.3
as responsible growth in the SCMA. The site is physically well suited for residential use
because of its gentle topography and access to an arterial roadway and is in close proximity
to retail /commercial land uses to facilitate both walking and cycling (LUT 1.4) and to diversify
the housing mii in the area (LUT 4.3). The site has the opportunity ior interconnected trails
for pedestrian uses (LUT 14.4). With respect to employment and residential balance, the
amendment will provide housing to support business park and industrial employment in the
Spanish Springs Valley. This should have a positive impact on reverse commute and

some vehicle trips to the

September 1, 2010
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15. lf the area plan includes a Plan Maintenance component, address all policies and attach all studies
and analysis required by the Plan Maintenance criteria.

The Plan Maintenance component is discussed in the body of the application.

September 1,2010
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Projects of Regiona! Significance lnformation - for Regulatory Zone Amendments
Nevada Revised Statutes 278.026 defines "Projects of Regional Significance". Regulatory Zone
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning
Commission (TMRPC) must respond to the following questions. A "Yes" answer to any of the following
questions may result in the application being referred first to the Truckee Meadows Regional Planning
Agency for submission as a project of regional significance. Applicants should consult with County or
Regional Planning staff if uncertain about the meaning or applicability of these questions.

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

tr Yes E trto

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

tr Yes E trto

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

tr Yes Eruo

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

tr Yes Eruo

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

tr Yes Eruo

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

tr Yes Eruo

Will the full development potential of the Regulatory Zone amendment increase the student
population from kindergarten to 12th grade by 325 students or more?

D Yes Eruo

September 1, 2010
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Applicant Gomments

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

1. Consistency with Master Plan: ls the proposed amendment in substantial compliance with
policies and action programs of the Master Plan?

The proposed amendment is in substantial compliance with the action programs and policies
the Master Plan as outlined in the analysis section of the application.

2. Response to Changed Conditions: Does the proposed amendment respond to chang
conditions or further studies that have occurred since the Master Plan was adopted by the
of County Commissioners and does the requested amendment represent a more desira
utilization of land?

The proposed amendment responds to a demand for residential housing in the area. The timi
and location of public services and facilities is also influencing a more desirable utilization of
land from commercial to residential. There is available vacant commercial land in the vicinity
meet current and future commercial development demands.

3. Desired Pattern of Growth: Does the proposed amendment promote the desired pattern for
orderly physical groMh of the County and guide development of the County based on
projected population growth with the least amount of natural resource impairment and
efficient expenditure of funds for public services?

The proposed amendment responds to the desired pattern of growth by transitioning
commercialand industrial land uses to rural land uses.

September 1, 2010
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Reg u lato ry Zone Amendment
Supplemental lnformation

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code. Specific
references to Regulatory Zone amendments may be found in Article 821, Amendment of Regulatory
Zone.

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

1. Please describe the Regulatory Zone amendment request:

Requested with this application is a Regulatory Zone Amendment to change current zoning of ZO+t-
acres of lndustrial (l), 17.84+l- acreas of Commercial and 1.99+i- acreas of Open Space (OS) to
Medium Density Suburban (MDS)

List the Following information regarding the property subject to the Regutatqry Zone Amendment.

a. What is the location (address, assessois parcel number or distance and direction from nearest
intersection)?

The property location is 370 Calle De La Plata in the Spanish Springs Valley. The parcel is
about %mile east of the intersection with the Pyramid Highway. lt is APN 534 562 07. A legal
description is attached in the Preliminary Title Report which is part of this application.

MPA15-004 & RZA15-006
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b. Please list the following (attach additional sheet if necessary):

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

Zonino Use (residential, vacant, commercial, etc,)

North LDS Residential

South MDR/I VacanUResidential

East GR Residential

West cil Vacant

3. Describe the existlng conditions and uses located at the site or in the vicinity (i.e. vacant land,
roadways, easements, buildings, etc.):

The existing condition is vacant land that has direct access from Catle De La Plata. There are no
buildings on the site. Calle De Le Plata is a planned arterialstreet in the regional road network.
There will be two direct access points proposed to that street because there is about /,mile
frontage along it.

APN of Parcel
Master Plan
Desiqnation

Current
Zoninq

Existing
Acres

Proposed
Zonino

Proposed
Acres

534-562-47 lndustrial 20 MDS 20
ll Commercial NC/O 17.84 MDS 17.84
I Ooen Soace OS 1.99 MDS 1.99

MPA!5-004 & RZAI5-006
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5.

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

The site is considered flat in grade as it is located at the north end of the Spanish Springs Valley.
There are no bodies of water on the site. A small portion of the site is located within a flood zone.
The vegetation is typical northem Nevada scrub with moderate sagebrush cover. There are no
minerals that we know of at this time. Also, there is no wildlife habitat on the properly.

Does the property contain development constraints such as floodplain or floodways, wetlands, slopes
or hillsides in excess of 15o/o, geologic hazards such as active faults, slgnificant hydrologic resources
or major drainages or prime farmland?

tr Yes nNo

Explanation:

There are no active faults on the site. Nor are there any hillside or mountainous areas given the flat
nature of the site and larger valley area. lt is not subject to flash flooding as it it not near a stream or
riparian area. lt is located near the Spanish Springs wash (per FEMA) and within the limits of the AO
100 year flood zone.

Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity
or associated with the proposed amendment:

tr Yes ENo

Explanation:

There are no archaeological, historic, cultural, or scenic resources on the site or in the immediate
vicinity of the proposed amendment area.

MP415.004 & RZA|5-006
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7. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.9. Cold Springs, Warm Springs, etc.] require
proof of water rights be submitted with applications. Please provide copies of all water rights
documents, including chain of title to the original water right holder.)

n Yes trNo

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

a. Permit# 71 998 acre-feet oer vear 47.0

b. Certificate # acre-feet per year

c. Surface Claim # acre-feet per vear
d. Other# acre-feet per Vear

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

Water rights title attached.

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

Additional water rights will be purchased from the water purveyor at time of development if required.

MPA15-004 & RZA|5-006
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8. Please describe the source and timing of the water facilities necessary to serve the amendment:

a. System Type:

tr lndividualwells

tr Private water Provider:

E Publlc water Provider: Truckee Meadows Water Authori$

b. Available:

E Now tr 1-3 years tr 3-5 years B 5+ vears

c. ls this part of a Washoe County Gapital lmprovements Program project?

tr Yes nNo

lf a public facility is proposed and is currently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of water service:

Truckee Meadows Water Authority is the municipal provider of community potable water service
for this property. The area is not listed in the CIP for any public facility improvements.
Therefore, the water service to the site will be privately funded with development of the project.
Water service is available on the west side of Pyramid Highway and in the vicinity of the project.
It will be connected to the site when a project is proposed.

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

a. System Type:

tr lndividualseptic

E Public svstem Provider: Truckee Meadows Water Authorig

d.

b. Available:

E Now tr 1-3 vears tr 3-5 vears tr 5+ vears

c. ls this part of a Washoe County Capital lmprovements Program project?

tr Yes nNo

MPA15-004 & RZA|5-006
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d. lf a public facility is proposed and is currently not listed in the Washoe County Gapital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of sewer service. lf a private system is proposed, please describe the system and the
recommended location(s) for the proposed facitity.

Washoe County Department of Water Resources is the municipal provider of community sewer
service for this property. The area is not listed in the CIP for any public facility sewer
improvements. The sewer service to the site will be privately funded with development of the
project at a future date when a project is proposed. lt is currently located on the west side of
Pyramid Highway.

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

Calle De La Plata - This is the planned arterial street that fronts the project and provides 2 means of
direct access. lt connects to the Pyramid Highway.

Pyramid Highway is the primary north/south route into the rest of the region and provides a direct
connection to McCarran Blvd, an Expressway, and the l-80 freeway.

11. Will the proposed amendment impact existing or planned transportation systems? (lf yes, a traffic
report will be required. See attached Traffic lmpact Report Guidelines.)

E Yes trNo

12. Community Services (provided and nearest facility):

a. Fire Station Truckee Maedows Fire Station #17 (La Posada & Rockwell

b. Health Care Facilitv Renown Medical Group (Los Altos & Pyramid Hwy)

c. Elementarv School Spanish Springs Elementary (100 Marilyn Mae Dr)

d. Middle School Yvonne Shaw Middle School (600 Eagte Canyon Dr)

e. Hiqh School Spanish Springs High School (1065 Eagle Canyon Dr)

f. Parks Sugarloaf Peak Park (Calle De La Plata, east of project location)

g. Library Spanish Springs Library [110 Pyramid Hwy)

h. Citifare Bus Stop None in the immediate area at this time

MPA|5-004 & R2A15.006
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Projects of Regional Significance lnformation - for Regulatory Zone Amendments
Nevada Revised Statutes 278.026 defines "Projects of Regional Significance." Regulatory Zone
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning
Commission (TMRPC) must respond to the following questions. A'Yes' answer to any of the following
questions may result in the application being referred first to the Truckee Meadows Regional Planning
Agency for submission as a project of regional significance. Applicants should consult with County or
Regional Planning staff if uncertain about the meaning or applicability of these questions.

1. Will the full development potential of the Re{ulatory Zone amendment lncrease employment by not
less than 938 employees?

tr Yes ENo

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

tr Yes ENo

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

tr Yes nNo

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

tr Yes ENo

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

tr Yes nNo

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

tr Yes nNo

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

tr Yes ENo

MPA|5-004 & RZA|5-006
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Applicant Comments

This page qan be used by the applicant to support the regulatory zone amendment request and should
address, at a minimum, how one or more of the findings for an amendment are satisfied. (Please referrer
to Article 821 of the Washoe County Development Code for the list of Findings.)

Please refer to the project application documents included with this application package for additional
analysis and supporting documentation regarding the proposed regulatory zoning amendment.
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Balances for Permit Number: 71998

Will Serve #
or Credit Proiect Name

House, James B., trustee of the James B.

Proiect Tvpes

House Living Trust

Status: Permitted

Dutv Claim # Date

CREDIT Future Development

Spalisi Springs lot Q3l-59497

-10.575 88/88a 9l15l2}Og

Assignment South Reno lnvestors, LLC to James B.
House Trustee of the James B. House, Living
Trust

-36.425 88/88a 9115l20og

Total uncomitted Af for House, James 8., trustee of the J ITiIm-----l

Housinq Resources Company, L.C. 55%, Gatewav Companv, L.G. 45%
CREDIT Mountaingate Ph. 2A-3 16lots -1.04 ffi

2013-034 Mountaingate Ph. 2A-3 16 lots TMWA 11%

lnterim Creek Exchange TMWA 11% - Meter Retrofit review fee of $17,375 deposited in separate account for future when
WACO and TMWA combined

,fitlHHtttltltlfh

Total uncomitted Af for Housing Resources Company, L. Fl 3400 ----l

Ryder Homes of Nevada, lnc.
CREDIT Future Development -31.434 7t2012005

Assignment Ryder Homes of Nevada, lnc to South Reno
lnvestors, LLC

31.434 7t20t2005

CREDIT Future Deveoplement Subdivision -4.991 2t21t2008

ASSIGNMENT Ryder Homes of Nevada, lnc. to South Reno
lnvestors, LLC

Subdivision 4.991 2t21t2008

Total uncomitted Af for Ryder Homes of Nevada, lnc

South Reno lnvestors, LLC
Assignment Ryder Homes of Nevada, lnc to South Reno

lnvestors, LLC

-3',1 .434 7t20t2005

ASSIGNMENT Ryder Homes of Nevada, lnc. to South Reno
lnvestors, LLC

Subdivision -4.991 2t2112008

Assignment South Reno lnvestors, LLC to James B.

House Trustee of the James B. House, Living
Trust

36.425 88/88a 9/15/2009

Total uncomitted Af for South Reno lnvestors, LLC

Villaqe at ArrowCreek Parkway, LLC

fffi

WC 58% Drought Yield

RF20'13-010 Village at Arrowcreek Apartments

208 apartments

Commercial 9.79 B8/88a 413012013

2013-010 Village at Arrowcreek Apartments

208 apartments

18.89 88/88a 413012013

MPA15-004 & RA15-006. p",^iEXl#BlT G



Will Serve #
or Credit Proiect Name

2013-010 Village at Arrowcreek Apartments

Prolect Tvpes

Commercial

Dutv Claim #

26.09 88/88a

Date

413012013

208 apartments _
CREDIT Future Development -54.77 88/88a 'llttfiflttltffifi

Total uncomitted Af for Village at ArrowCreek parkway, L l0-:Oddd--l

Total WC dedicated, uncomitted duty: 71998 -48.0400

MPA15-004 & RZAI5-006
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\)

NO. 71998
A}PLICATION I'OR PERMISSION TO CHANGE POTXT OT'DIVERSION, MAI{I\IER

OF USE ATID PLACE OF USE OF TTIE PIIBLIC WATERS Of,'THE STATE OF'

IYEVN)A HERETOFORE APPROPRIATED

p.rc sf filing in State Enginee/s Omce DnC m ?O0d

Retumed to applicant for

Corrected application liled

Map fil

The applicant RYDER EOMES OF I\EVADA' INC. makes application for permission to

changc ttc iofrVr oF DIyERSI9N PLACE oF USE AND MANIYER o['UsE oF A
pOnUOX of water heretoforc appropriatcd undcr CtaimS #88 and 884 of the Truckee River

Decree, said decree entered in the Dlstrict Court of Ihe Unitsd States for Nevada in that

certain ecdon entitleq "The United States of Americg Plelndff, vs. Orr Wrter Ditch

Company" et aI., Defendantg'in EqultyDocketNo. A-3.

1. The source of water is TRUCKEE RMR

2. The anrount of water to be cbanged 1.02 CIS NOT TO EXCEED 190.17 ACRE IEET
AI\[NUALLY

3. The water to be used for MIJNICIPAL

4. The water heretofore permitted for AS DECREED

5. The water is to be divcrted at fie following point SEE DGIIBIT 36A" ATTACIIED IITRETO

AND IT{AP SUPPORTING APPLICATION 71534 ON tr'ILE WITH THE STATE

ENGIIYEER

6. The sdsting pemritted point of divcrsion is located witbin NE% SW% OF SECTION 31'

T.19N., R18E., M.D.B.&M. OR AT A FOINT FROM WHICH TI{E SOUTIIEAST

CORNER O['SAID SECTION 31 BEARS S. 62O 04' E. A DISTAI\CE OT'3195.00 EEET

(STEAMBOAT CANAL).

7. PT,OPOSEd PIACC Of USC SEE E)MIBIT eeB,' ATTACIIED HERETO AIYD MAP

suppoRTtr{b ApPLICATION 71s34 ON EILE WITS Tm NEVADA sTATE

ENGINEER.

8. Existing place ofuse SECTION 20, T.18N., R208.' M.D'B'&M
sw% sE% - 1237 ACRES
NW% SE%'0.06 SEE I\{APTR-018
irtE% swz- 14.1.75

SE% SW% - 20.88 TOTALz 41.485

9. Use will be fiom JAIIIUARY I to DECEMBER 31 of each par'

10. Usewas permitted fromAS DECREED

I l. Description of proposed wo*s WATER WILL BE DIVERTED BY EXISTING TMWA

AI\D/OR WASUOE COUNTY tr'ACILITIES, TREAIED AI\D PLACED INTO EXISTING

DISTRIBUIION SYSTEMS OF TMWA AITD/OR WASHOE COUNTY.

12, Estimated cost of worts DilSTING

13. Estimated timc required to construct works EXISTING

\}

\9
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71998
Page 2 of 3

14. Estimated time required to complete the application ofwater to beneficial usc TEN YEARS

15. Rema*s:
By ROBERTE.I'IRTH

s/ RobertE. Firth
360E. RIVERVIEW CIRCLE
RENO,try&)5U)

Compared otrt/ 8c 1b/gkL

APPROVAI, OF STATE ETIGINEER

lltrie is to certify that r have examj-rred the foregioing agplication, and do
hcrefu granE, the sane, subject to the fol,l.owing Limitations and conditions:

This permit, to change the point, of diversion, maru1er.of use
and place of use of a portion of'the waters of the Truckee River
as heretofore granted under Claim 88/88a, Truckee River Final
Decree is issued subject to Ehe terms and conditions imposed insaid decree and with the undersEanding that no other rights on
Ehe source will be affected by the change proposed herein. A
suitable measuring device must be installed and accurate
measuremenEs of water placed to beneficial_ use must be kept.
. This permit, does not extend. the permittee Ehe right ofingress and egress on pubLic, privat.e or corporate lands.

The issuance of this perrnit does not waive the requirementsthat the permit holder obtain other permits from state, rederal
and local- agencies.

(corfrrIl[uED oN.-PAcE 3)
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Page 3 of 3
(Permit Terms Continued)

:ai: .':. -'

lltre anount of wacer to be approbriaded shal1 be llmited to the amount, wtrich can be
appIied to beneficial use, and not to exceed 1'.024 cubic feet per sccond, but not
to exegqd 190.1? acra-feet'aa decracd

work mrst. be prosecuted wiEh reasonable diligence and be conpleEed
on or beforer

N/.a.

Proof of corgllecion of work sha11 be f,i1ed on or beforel
!t/A

Water Errst be placed to beneficial uge on or before:
DIav 5, 2015

Proof of the application of water !o beneficial use sla11 be filed. on or before:
it\rne 5. 2015

uap in support of proof of beneficial. use sha11 be filed on or before:
N/A

IN EESTIMONY WHEREOF, T, HI'GH RTCCI, P.E.,

State Engineer of Nevada, have hereunto 6eE

Completion of work filed

Proof of'beneficial uee filed

CulEura]. map filed I\I/A

cerEificate No. Issued
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15, 2015

Why did you perform this study?

This report presents the findings of a Traffic lmpact Study Update completed for the proposed

land use change on an approximately 40 acre property known as Sugarloaf Ranch Estates, located

in Spanish Springs, NV. This report is intended to update the previousVilloge otthe PeakTroffic

lmpoct Study - Sugarloaf Peok Property, Moy 2012.

What does the project consist of?

The land use and quantities are proposed to change from 360 multi-family units in the previous

study to 1L9 single-family housing units.

How much traffic will the project generate?

The proposed project is anticipated to generate 1,139 total daily trips, 89 total AM peak hour

trips (22 inbound and 67 outbound), and L20 total PM peak hour trips (72 inbound and 48

outbound). These trip generation estimates are approximately 45%to 50% lower than the traffic

generation of the previously contemplated 360 unit multi-family project.

Are there any traffic impacts?

The Pyramid Highway/Calle de la Plata intersection operates at LOS "F" with or without the

addition of the project traffic. The project adds traffic to this intersection and exacerbates the

LOS "F" conditions.

With the RTP planned improvements, the intersection is anticipated to operate at acceptable LOS

conditions in 2030.

What are the recommendations?

We recommend installing a traffic signal at the Pyramid Highway/Calle de la Plata intersection.

The Spanish Springs Area Plan recognizes that a traffic signal is needed at this intersection to

address the current situation.

The subject intersection operates at LOS "F" and meets MUTCD traffic signal warrants even

without the addition of the project traffic. Hence, we recommend that the project apply for RRIF

Waivers/Offset and construct the signal as an offset to its impact fees. Under the Existing Plus

Project scenario, the existing lane configurations are shown to provide acceptable LOS with the

traffic signal.
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Traffic lmpact Study Update
Sugarloaf Ranch Estates

September 15,2015
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September \5,2075

INTRODUCTION

This report presents the findings of a Traffic lmpact Study Update completed for the proposed

land use change on an approximately 40 acre property known as Sugarloaf Ranch Estates, located

in Spanish Springs, NV. This report is intended to update the previously approvedVillage atthe
Peok Troffic lmpact Study - Sugorloaf Peak Property, May 20L2. This study assesses the potential

traffic impacts at the Pyramid Highway/Calle de la Plata intersection and at the access locations

on Calle de la Plata associated with the proposed project. This traffic impact study has been

prepared to document existing traffic conditions, quantify traffic volumes generated by the

proposed project, identify potential impacts, document findings, and make recommendations to

mitigate impacts, if any are found.

The updated land use consists of 1.19 single-family units (as opposed to 360 multi-family units in

the previous traffic study).

Study Areo ond Evoluoted Scenorios

The project location and the study intersections are shown in Figure 1. The following study

intersections were analyzed :

o Pyramid Highway/Calle de la Plata

o Calle de la Plata/Driveway A

o Calle de la Plata/Driveway B

This study includes analysis of both the weekday AM and PM peak hours as these are the periods

of time in which peak traffic conditions are anticipated to occur. The analysis scenarios include:

o Existing Conditions

o ExistinB Plus Project Conditions

o 2030 Background Conditions

o 2030 Plus Project Conditions

Anolysis Methodology

This update utilizes the same analysis methodology used in the previous study. Please refer to

Villoge ot the Peak Troffic lmpoct Study - Sugarloaf Peak Property, May 2012 (Appendix E).

Tnerrlc
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Traffic lmpact Study Update
Sugarloaf Ranch Estates

September 15, 2015

Level ol$eruice Policy

The 2035 Regional Transportation Plan (2035 RTP) establishes level of service criteria for regional roadway
facilities in Washoe County, the City of Reno, and City of Sparks. The current Level of Service policy is:

o "All regional roadway facilities projected to carry less than 27,000 ADT at the latest RTP horizon -
LOS D or better."

o "All regional roadway facilities projected to carry 27,O00 ADT or more at the latest RTP horizon -
LOS E or better."

o "All intersections shall be designed to provide a level of service consistent with maintaining the
policy level of service of the intersecting roadways".

NDOT maintains a policy of LOS D or better on their facilities. Since Pyramid Highway is an NDOT

facility and ADT on Calle de la Plata is anticipated to be less than 27,000 vehicles per day, LOS "D"

is the LOS criteria for this study.

EXISTING TRANSPORTATION FACILITIES

Transportation facilities near the study area essentially remain unchanged compared to the
previous approved study. Please refer to Villoge at the Peok Troffic lmpoct Study - Sugarloof Peak

Property, May 2072 for a description of existing conditions.

EXISTING CONDITIONS

Existi ng Traffic Volumes

Existing traffic volumes at the study intersections were determined by new collecting turning
movement counts during the AM and PM peak periods. The counts were conducted on

September 70, 20L5, an average mid-week day. The existing peak hour intersection traffic
volumes and lane configurations are shown on Figure 2 attached.

Existing lntersection Level of Seruice

Level of service calculations were performed using the existing traffic volumes, lane

configurations, and traffic controls. The results are presented in Table 1 and the calculation

sheets are provided in Appendix A, attached.

Table 1: Existing Conditions lntersection Level of Service Summary

lntersection
Worst

Approach
AM Peak PM Peak

ros Delay LOS Delay

Pyramid Hwy/Calle de la Plata Westbound F >100 F 53.6

Therrlc
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15, 2015

As shown in Table 1, the Pyramid Highway/Calle de la Plata intersection (worst approach)

currently operates at LOS "F" during both the AM and PM peak hour. The project driveway

intersections do not exist at this time.

Existing Roadwoy Level of Seruice

Since the peak hour volumes at the study intersections were found to be consistent with the

2012 study, the prior road segment analysis is deemed valid. Please refer to Villoge at the Peak

Troffic lmpact Study - Sugorloof Peok Property, Moy 2012 for existing conditions road segment

analysis. Based on the prior findings, the study roadway segments function at acceptable LOS.

Sig no I Wo rro nt Anolysis

A preliminary Signal Warrant Analysis was performed to determine whether or not a traffic signal

would be warranted at the Pyramid Highway/Calle de la Plata intersection under existing

conditions. The warrant analysis was completed based on nationally accepted standards outlined

in the current edition of the Manualon Uniform Traffic Control Devices (MUTCD). The Warrant 2

- Four-Hour Vehicular Volume and Warrant 3 - Peak Hour signal warrants were analyzed based

on the existing traffic volumes.

Warrant 2. Four-Hour Vehicular Volume

MUTCD Fl3urr 4C-2. Warrrnt 2, Four-Hour V.hlcular Volumr (7O6 Frctort
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Traffic lmpact Study Update
Sugarloaf Ranch Estates

September 15, 2015

This warrant requires that the traffic volumes for four hours of the day fall above the appropriate
curve (2 or more lanes & L or more lanes) in Exhibit 1. Using Figure 4C-2 of the MUTCD, we
plotted the points for major/minor street traffic. As shown in Exhibit 1, multiple hours fall above

the curve (2 or more lanes & 1or more lanes). Hence, Warrant 2 is met.

Warrant 3, Peak Hour

Warrant 3 has two criteria, Criteria A and Criteria B.

Criteria A has three parts. Part 1 requires stopped time delay on one leg of the minor street to be at

least four (4) vehicle-hours. Using the traffic volumes and delay values calculated using the AM Peak,

the average of 395.2 seconds per vehicle was multiplied by the 100 vehicles (worst approach) and

divided by 3600 sec/hour to obtain the total delay which is 10.97 hours. Part 1 is met. The volume on

minor street approach is more than L50 vehicles per hour. Part 2 is met. The total entering volume

serviced during the same hour exceeds 800 vehicles per hour. Part 3 is met. Hence, Criteria A is met.

Criteria B was evaluated by plotting the points for major and minor street traffic using MUTCD Figure

4C-4. Since only one point would need to fall above the curve, Criteria B is met.

Since both Criteria A and Criteria B are met, Warrant 3 is met.

MUTCD F[un 4C4. Wrrrrnt 3, Prrl Hour (7(116 Frctorf
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15,2075

Since the traffic volumes meet both Warrants 2 and 3, a traffic signal is warranted at the Pyramid

Highway/Calle de la Plata intersection.

PROJ ECT G EN ERATED TRAFFIC

Project Description

The proposed project consists of 119 single-family units, as opposed to 360 multi-family units in

the previous traffic study. The project location is shown in Figure 1.

Project Access

The project proposes two access driveways on Calle de la Plata. Both the driveways are proposed

to be side-street STOP controlled with single-lane approaches.

Trip Generotion

Trip generation rates for the proposed project were obtained using the Trip Generotion Manual,

8th Edition, published bythe lnstitute of Transportation Engineers.

Table 2 provides the Daily, AM Peak Hour, and PM Peak Hour trip generation calculations for the

proposed project based on the ITE Trip Generation Manual. Detailed calculations of the trip

generation estimates are provided in Appendix B.

Table 2: Trip Generation Estimates

ITE Land Use (#)
Size

(units)
Daily

AM Peak Hour (Total
Triosl

PM Peak Hour (Total

Tripsl

Total ln Out Total ln Out

Single Family Housing (210) tL9 1,139 89 22 67 720 72 48

TOTAL 1,139 89 22 67 120 72 48

As shown in Table 2, applying the ITE Trip Generation Manual trip rates, the proposed project is

anticipated to generate 1,139 total daily trips, 89 total AM peak hour trips (22 inbound and 67

outbound), and 120 total PM peak hour trips (72 inbound and 48 outbound).

These trip generation estimates are approximately 45% to 50% lower than the previous 360 unit

multi-family project.

Therrlc
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Traffic lmpact Study Update
Sugarloaf Ranch Estates

September 15, 2015

Trip Distribution and Assignment

This analysis utilizes the same trip distribution and trip assignment developed in the previous

study. Please refer to Villoge ot the Peok Troffic lmpact Study - Sugarloof Peok Property, May
20L2.

EXISTING PLUS PROJECT CONDITIONS

Troffic Volumes

Existing plus project traffic volumes were developed by adding the project generated trips (Figure

3) to the existing traffic volumes (Figure 2) and are shown on Figure 4, attached. The "Plus

Project" condition Peak Hour Factors (PHF) and travel patterns were assumed to remain the same

as existing conditions.

lntersection Level of Seruice Analysis

Table 3 presents the level of service analysis summary for "Plus Project" scenario. Detailed

calculation sheets are provided in Appendix C, attached.

Table 3: Existing Plus Project lntersection Level of Service Summary

As shown in Table 3, the Pyramid Hwy/Calle de la Plata intersection continues to operate at LOS

"F" with the addition of the project traffic, during both the AM and PM peak hours. The project
driveways would operate at LOS "A" during both the peak hours, with the addition of the project
traffic.

With a traffic signal, the Pyramid Hwy/Calle de la Plata intersection would operate at LOS "A/8"
with the existing lane configurations.

Tharrlc
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lntersection
Worst

Approach/
Contro!

Existing Existing Plus Proiect
AM Peak PM Peak AM Peak PM Peak

LOS Delay LOS Delay LOS Delay tos Delay

Pyramid Hwy/Calle de la Plata WB F >100 F s3.6 F >100 F 96.5

Pyramid Hwy/Calle de la Plata Signalized NA NA NA NA B L5.2 A 9.2

Calle de la Plata/Dwy A SB NA NA NA NA A 9.2 A 8.7

Calle de la Plata/Dwy B SB NA NA NA NA A 9.0 A 8.8



Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15, 2015

Roadway Level of Seruice Anolysis

Table 4 shows the Existing Plus Project conditions roadway LOS.

Table 4: Existing Plus Project Roadway Leve! of Service Summary

As shown in Table 4, the study roadway segments are anticipated to operate at acceptable LOS

conditions with the addition of the project traffic.

Signol Worront Anolysis

The Four-Hour Vehicular Volume and Peak Hour signal warrants are met under existing

conditions at the Pyramid Highway/Calle de la Plata intersection. Therefore, with the addition of
project traffic, these warrants are also satisfied under Existing Plus Project Conditions. A traffic

signal is recommended at this location.

2O3O BACKGROUND CONDITIONS

The 2030 Background Conditions remain unchanged from the prior study. Please refer to Villoge

ot the Peok Troffic lmpoct Study - Sugarloof Peok Property, May 2012. The report is attached in

Appendix E.

Note that a traffic signal is assumed in the 2030 Background Conditions scenario based on the

improvements outlined in the 2035 RTP and the prior study. The 2030 background traffic volumes

and long-term lane configurations are shown in Figure 6.

2O3O PIUS PROJECT CONDITIONS

Troffic Volumes

Year 2030 plus project traffic volumes were developed by adding the project generated trips to

the 2030 background traffic volumes. The 2030 plus project traffic volumes and long-term lane

configurations are shown in Figure 7.

Tnarrlc
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Roadway Segment
Functional

Classification
# Lanes

Existing
Existing Plus

Proiect

ADT tos ADT ros
Pyramid Hwy N/O Calle de la Plata High Access Control

Arterial

2 4,400 B 4,575 B

Pyramid Hwy S/O Calle de la Plata 2 10,000 c 10,918 C

Calle de la Plata E/O Pyramid Hwy Low Access Control
Collector

2 1,340 c t,397 c

Calle de la Plata WO Pyramid Hwy 4 5,480 C 5,538 C
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Traffic lmpact Study Update
Sugarloaf Ranch Estates

September 15, 2015

lntersection Level ol Seruice Anolysis

Table 5 presents the level of service analysis summary for "2030 Plus Project" scenario. Detailed

calculation sheets are provided in Appendix D, attached.

Table 5: 2030 Plus Project lntersection Level of Service Summary

lntersection
lntersection

Control
AM Peak PM Peak

tos Delay LOS Delay

Pyramid Hwy/Calle de la Plata Signal c 28.4 D 46.1

3alle de la Plata/Dwy A TWSC B LO.7 c 15.1

3alle de la Plata/Dwy B TWSC B 11.9 c 15.8

As shown in Table 5, all the study intersections are anticipated to operate at acceptable LOS

conditions under 2030 Plus Project conditions. This scenario includes a traffic signal at the
Pyramid Highway/Calle de la Plata intersection and a variety of improvements outlined in the
2035 RTP.

Roodway Level ol Seruice Anolysis

Table 6 shows the 2030 Plus Project conditions roadway LOS. The planned roadway segments
are anticipated to operate at LOS "C" with and without the addition of the project traffic.

Table 6: 2030 Plus Project Roadway Level of Service Summary

Roadway Segment
Functional

Classification
f Lanes

2030
2030 Plus

Proiect
ADT tos ADT ros

Pyramid Hwy N/O Calle de la Plata High Access

ControlArterial
4 26,070 c 26,240 c

Pyramid Hwy S/O Calle de la Plata 6 47,790 c 47,879 c
Calle de la Plata E/O Pyramid hwy Low Access

Control Collector
2 3,930 c 4,L02 c

Calle de la Plata W/O Pyramid hwy 4 70,730 c 70,787 c
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Traffic lmpact Study Update
Sugarloaf Ranch Estates

September t5,2015

CONCLUSIONS & RECOMMENDATIONS

The following is a list of our key findings and recommendations:

o The land use density has been reduced from 360 multi-family units to 11.9 single family

units.

o The new land use generates approximately 45% to 50% fewer trips compared to the

previous project.

o The Pyramid Highway/Calle de la Plata intersection currently operates at LOS "F" during

both the AM and PM peak hours.

o The Pyramid Highway/Calle de la Plata intersection will continue to operate at LOS "F"

with the addition of the project traffic (with increased side street delays).

o Existing peak hour traffic volumes at the Pyramid Highway/Calle de la Plata intersection

meet the Four-Hour Vehicular Volume and Peak Hour signal warrants per MUTCD

guidelines. These warrants are met with or without the addition of the project traffic.

o We recommend installing a traffic signal at the Pyramid Highway/Calle de la Plata

intersection to improve the LOS as it operates at LOS "F" and meets MUTCD signal

warrants even without the addition of the project traffic. The Spanish Springs Area Plan

recognizes that a traffic signal is needed at this intersection to address the current

situation.

o Adequate roadway and intersection improvements are planned within the Regional

Transportation Plan to accommodate the future regional growth in the project area.

o The study intersections and roadway segments are anticipated to operate at acceptable

LOS conditions in the year 2030.

o We recommend the project enter into a Regional Road lmpact Fee (RRIF) offset/waiver

agreement with Washoe County and the Regional Transportation Commission for

construction of a traffic signal at the Pyramid Highway/Calle de la Plata intersection. The

existing lane configuration is shown to provide acceptable LOS conditions with a signal in

place. lf a signal is constructed prior to this project (by others) and an offset/waiver is not

feasible, the applicant's mitigation responsibility will be payment of the standard traffic

impact fees.

Tneprlc
rfi/r$.n Page ll ofllK5

MPA15-004 & RZA15-006
EXHIBIT G



EEfii

LHEaJ

.,t

(E
+,o
-o.
lE

o
T'
o
(E
(,

AeuqtrH;G



i Project Site

Calle de la Plata

O ny,rmid Hwy/Calle de la Plata

15(e)
7(s)

441(17e)

@ cr,,u de ta Ptata/Dwy A

sos
=3=\; c\t

O)
C\J

=I
p
E(!
t-

o-

<- 100(46)
2(4)
e(s)
Be(3e)calle De La Plr,* L

@+ 22(75) +

f)
1 @ 4r,," de ta Ptata/Dwy B1t"

S6-s(o (o l\
aferv|()ODF
Qs e 100(46)

22(75) +

LEGEND

AM(PM) - Peak Hour Traffic Volumes

Figure
Sugarloaf Ranch Estates

Traffic lmpact Study Update

Exi sting Traffic Vol u me:

T[arrlc
W$,-*5 f - Lane conriguration 

ffi ,;;": iTrs-oo6 - EXHtBtr* l.ou



/\
tltt

Project site 
I

I

I

Calle de !a Plata

O trrrmid HwyiCalle de la Plata

s
X.r

lalle De La PlataL

1(4) -

JLr
(

6
r.C)

oo

7 (5)

3(2)
54(38)

Calle de la Plata/Dwy As
c\t
oo
cr)

)

13(41)
B(28)

) L7(3)

-- 26(18)

Sugarloaf Ranch Estates
Traffic lmpact Study Update

Trip Assignmen

=Ip
E
(E
L

o-

Therrlc
W'#-**f

LEGEND

AM(PM) - Project Trips

/-l\
( 3 ) Calle de la Plata/Dwy B\:-,/ 
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HCM z01A TWSC
3: Pyramid Hwy & Calle De La Plata 9t1112015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Confol
RT Channelized

Storage Length

Veh in Median Storage, #
Grade, %

Peak Hour Factor

Heavy Vehicles, %

Mvmt Flow

Conflicting Flow All

Stage 1

Stage 2

Critical Hdwy

Critical Hdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

PotCap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap-2 Maneuver

Stage 1

Stage 2

15 7M1
000

Stop Stop Stop
- - None

8992
000

Stop Stop Sbp
- - None

105 113 14

000
Free Free Free

- - None

260
-0
-0

85 85 85

111
124 133 16

1 292 41

000
Free Free Free

- - None

0
-0
-0

85 85 85

111
18 8 519

'170

-0
-0

85 85 85

111
1 344 48

-0
-0

85 85 85

111
105 11 2

765 766 368

370 370

395 396

7.11 6.51 6.21

6.11 5.51

6.11 5.51

3,509 4.009 3.309

321 334 680

652 622
632 606

762 782 141

388 388

374 394

7.11 6.51 6.21

6.11 5.51

6.11 5.51

3.509 4.009 3.309

323 327 910

638 611

649 607

-69 292 910

-69 n2
570 546

152 607

*:

4.11

.

2.209
1172

1172

411-

2.209
,":

,*:286 298 680

286 298

583 622
553 542

24.9

c
$ 395.2

F

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1172

0.105

8.4

A
0.4

- 290 680 76 1439

- 0.089 0.763 1.548 0.001

- 18.6 25.a395.2 7.5
.CDFA
- 0.3 7.1 9.7 0

-: Volume exceeds capacity $: Delay exceeds 300s +: Computation Not Defined *: All major volume in platoon

Village At The Peak

Existing AM Peak
Synchro I Light Report

Page 1

MPA15-004 & RA15-006
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HCM 2O1O TWSC
3: Pyramid Hwy & Calle De La Plata 9t11t2015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Conbol

RT Channelized

Storage Length

Veh in Median Storage, #

Grade, %

Peak Hour Factor

Heavy Vehides, %

Mvmt Flow

Conflicting FlowAll
Stage 1

Stage 2

CriticalHdwy
Critical Hdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

PotCap-l Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap-2 Maneuver

Stage 1

Stage 2

I 3179
000

Stop Stop Stop
- - None

0

3934
000

Stop Stop Stop

: : 
*on:

1't35 1138 332
914 914

221 224
7.11 6.51 6.21

6.11 5.51

6.11 5.51

3.509 4,009 3.309

180 202 712

329 353

784 720

112 158 712

112 158

258 277

592 719

Free Free Free
- - None

260
-0
-0

90 90 90

111
291 292 79

0

411..

2.209
,": 

.

1353

1 190 10

000
Free Free Free

17;
- None

-0
-0

90 90 90

111
4334

-0
-0

90 90 90

111
10 3 199

262 263 71

000

222

90

1

1

0

0-
90 90

11
211 11

1137 1172 217

219 219

918 953

7.11 6.51 6.21

6.11 5.51

6.11 5.51

3.509 4.009 3,309

180 193 825
786 724
327 339

147 151 825
147 151

617 723
252 266

371-

4.11

:
2.209
,,t:

1 193

HCM Conhol Delay, s

HCM LOS

53.6

F

12

B

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1353

0.215
8.4

A

0.8

- 148 825 123 1193
. 0,09 0.241 0.416 0.001

- 31.7 10.7 53.6 I
.DBFA
- 0.3 0.9 1.8 0

Village At The Peak

Existing PM Peak

Synchro 8 Light Report

Page 1
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APPENDIX B

Trip Generation Calculations
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APPENDIX C

Existing Plus Project LOS Calculations
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HCM 2O1O TWSC
1: Pyramid Hwy & Calle De La Plata 9t1412015

lnt Delay, s/veh 122.7

Vol, veh/h

Conflicting Peds, #/hr

Sign Confol
RT Channelized

Storage Length

Veh in Median Storage, #
Grade, %

Peak Hour Factor

Heavy Vehides, %
Mvmt Flow

15 I 441

000
Stop Stop Stop

- - None

143 12 9

000
Stop Stop Stop

- - None

105 113 32

000
Free Free Free

- - None

260
-0
-0

85 85 85

111
124 133 38

3 292 41

000
Free Free Free

- None

85

I
519

-0
-0

85 85

11
18 I

0

0-
85 85

11
u4 48

170

85

1

4

-0
-0

85 85 85

111
168 14 11

Conflicting FlowAll
Stage 1

Stage 2

CriticalHdwy
CriticalHdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Cap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-l Maneuver

Mov Cap-2 Maneuver

Stage 1

Stage 2

HCM Control Delay, s

HCM LOS

786 793 368

375 375

411 418

7.11 6.51 6.21

6.11 5.51

6.11 5.51

3.509 4.009 3.309

311 322 680

648 619

620 s92

271 287 680

271 287

579 617

534 529

n8 798 152
399 399

379 399

7.11 6.51 6.21

6.11 5.51

6.11 5,51

3.509 4.009 3.309

315 320 897

629 604

645 604

- 67 285 897

-67 285
562 540

- 150 602

*:

4.11

:
2.209
1172

1172_

4.11

:
2.209
1412

1412-

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1172
0.105

8.4

A
0.4

- 276 680 75 1412
- 0.098 0.763 2.573 0.002
- 19,5 25.2 $832 7.6
.CDFA
- 0.3 7 .1 18.6 0

-: Volume exceeds capacity $: Delay exceeds 300s +: Computation Not Defined *: All major volume in platoon

Village At The Peak

Existing Plus Project AM Peak

Synchro 8 Light Report

Page 1
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HCM 2O1O TWSC
2: Calle De La Plata & Dwy A 911412015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Contol
RT Channelized

Storage Length

Veh in Median Storage, #
Grade, %

Peak Hour Factor

Heavy Vehicles, %

Mvmt Flow

Conflicting Flow All

Stage 1

Stage 2

Critical Hdwy

Critical Hdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Cap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap2 Maneuver

Stage'l

Stage 2

HCM Control Delay, s

HCM LOS

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

13 30

00
Free Free

- None

126 0

00
Free Free

- None

;
0

85

I
148

:;
-0

85 85

11
15 35

85

1

0

148_

4.11

:
2.209

1440-

1440

0.011

7.5

A
0

0 214
148

66

6.41

5.41

5.41

3.509

777

882

959

,o:

6.21

3.309

901

768

768

882
948

*1

0

A

Village At The Peak

Existing Plus Project AM Peak
Synchro I Light Report

Page2
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HCM 2010 fl/VSC
3: Calle De La Plata & Dwy B 9t14t2015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Conbol

RT Channelized

Storage Leng$r

Veh in Median Storage, #

Grade, %

Peak Hour Factor

Heavy Vehides, %
Mvmt Flow

100 1

00
Free Free

- None

6.
0

85 85

11
118 1

822
00

Free Free
- None

-0
-0

85 85

11
926

Conflicting FlowAll
Stage 1

Stage 2

CriticalHdwy

GriticalHdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

PotCap-1 Maneuver

Shge 1

Stage 2

Platoon block€d, %

Mov Cap-1 Maneuver

Mov Cap2 Maneuver

Stage 1

Stage 2

HCM Conhol Delay, s

HCM LOS

411_

2.209
1475

163

118

45

6.41

5.41

5.41

3.509

830

910

980

,,:

6.21

3.309

937

"1
825

825

910

974

1475

Capacity (veh/h)

HCM Lane V/C Ralio

HCM Conkol Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1475

0,006

7.5

A
0

924
0.037

I
A

0.1

;
A

Village At The Peak

Existing Plus Project AM Peak

Synchro 8 Light Report

Page 3
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HCM 2O1O TWSC
1: Pyramid Hwy & Calle De La Plata 9t14t2015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Control

RT Channelized

Storage Lengffr

Veh in Median Storage, #

Grade, %

Peak Hour Factor

Heavy Vehicles, %

Mvmt Flow

9 7179
000

Stop Stop Stop
- - None

7759
000

Stop Stop Stop
- - None

232 263 129

000
Free Free Free

- - None

260
-0
-0

90 90 90

'l 11
258 292 143

I 190 10

000
Free Free Free

170

- None

-0
-0

90 90 90

111
86 6 10

90

1

99

-0-o
90 90

11
10 81

0

0

90 90

11
211 11

9;
1

I

Confricting Flow All

Stage 1

Stage 2

CriticalHdwy
Ciltical Hdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Cap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap2 Maneuver

Stage 1

Stage 2

HCM Control Delay, s

HCM LOS

1121 1185 217

234 234

887 951

7.11 6.51 6.21

6.11 5.51

6.11 5.51

3.509 4.009 3.309

184 190 825

771 713
340 340

12.4

B

1117 1119 364

879 879

238 240
7.11 6.51 6.21

6.11 5.51

6.1'l 5.51

3.509 4.009 3.309

185 208 683

u4 367

768 709

2.2W
1353

1 353

411-

2.209
1129

1129115 167 683

115 167

278 297

572 703

150 153 825
150 153

624 707

266 275

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Conkol Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1 353

0.191

8.3

A
0.7

- 151 825 128 1129
- 0.118 0.241 0,79 0.008
- 32 10.7 96,5 8.2

-DBFA
- 0.4 0.9 4.7 0

Village At The Peak

Existing Plus Project PM Peak
Synchro 8 Light Report

Page 1
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HCM 2O1O TWSC
2: Calle De La Plata & Dwy A 9t14t2015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Contol
RT Channelized

Stuage Leng0r

Veh in Median Storage, #

Grade, %

Peak Hour Factor

Heavy Vehides, %
Mvmt Flow

il0
00

Free Free
- None

0

0-
90 90

11
71 0

41 103

00
Free Free

- None

-0
-0

90 90

11
46 114

Conflicting Flow All

Stage 1

Stage 2

CriticalHdwy

CriticalHdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Capl Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap2 Maneuver

Stage 1

Stage 2

4.11

:

2.209
,*:

1536

277

71

206

6.41

5.41

5.41

3.509

715
954

831

6.21

3.309

994

*1692

692

954

8M

HCM ConkolDelay, s

HCM LOS

8.7

A

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

'r536

0,03

7.4

A
0.1

- 994
- 0.03
- 8.7
.A
- 0.1

Village At The Peak

Existing Plus Project PM Peak

Synchro 8 Light Report

Page2
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HCM 2O1O TWSC
3: Calle De La Plata & Dwy B 911412015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Contol
RT Channelized

Storage Lengffr

Veh in Median Storage, #
Grade, %

Peak Hour Factor

Heavy Vehides, %
Mvmt Flow

Conflic,ting Flow All

Stage 1

Stage 2

CriticalHdwy
Critical Hdwy Stg 1

Cdtical Hdwy Stg 2

Follow-up Hdwy

PotCap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap-2 Maneuver

Stage 1

Stage 2

HCM Control Delay, s
HCM LOS

463
00

Free Free
- None

0

0
90 90

11
51 3

28 75

00
Free Free

- None

-0
-0

90 90

11
31 83

411_

2.209
1558

1558

199

53

146

6.41

5.41

5.41

3.509

792
972
884

621_

3.309

1017_

1017_775
775
972
865

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1 558

0.02

7.4

A
0.1

- 974
- 0.024
- 8.8
.A
- 0,1

0

A

Village At The Peak

Existing Plus Project PM Peak
Synchro 8 Light Report

Page 3
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HCM 2010 Signalized !ntersection Summary
1: Pyramid Hwy & Calle De La Plata 9t14t2015

j+\ t {- \a r IL

Lane Configurations

Volume (veh/h)

Number

lnitial Q (Qb), veh

Ped-Bike Adj(A_pbT)

Parking Bus, Adj

Adj Sat Flow, veh/h/ln

Adj Flow Rate, veh/h

Adj No. of Lanes

Peak Hour Factor

Percent Heavy Veh, %

Cap, veh/h

Anive 0n Green

Sat Flow, veh/h

M1
14

0

1.00 1.00

1.00 1.00 1.00

1900 1881 't881

18 I 519

011
0.85 0,85 0.85

111
5n x9 637

0.40 0.40 0.40

1014 598 1599

143

3

0

1.00

1.00 1.00

1900 1881

168 14

01
0.85 0.85

11
u9 37

0.40 0.40

801 92

I 105

18 5

00
1.00 1.00

323
12 1

00
1.00 1.00

1.00 't.00

1900 1881

384
01

0.85 0.85

11
147 512

0.37 0.00

402 1792

41

16

0

1.00

1.00 1.00

1881 1900

344 48

10
0.85 0.85

11
483 67

0.30 0.30

1616 225

15

7

0

tr
292

6

0

t"
113

2

0

e*t
12

I
0

-l
I
4
0

1.00 1.00 1.00

1900 1881 1881

11 124 133

011
0.85 0.85 0.85

111
22 374 514

0.40 0.07 0.37

54 1792 1408

Grp Volume(v), veh/h

Grp Sat Flow(s),veh/h/ln

Q Serve(g_s), s

Cycle Q Clea(g_c), s

Prop ln Lane

Lane Grp Cap(c), veh/h

V/C Ratio(X)

AvailCap(c_a), veh/h

HCM Platoon Ratio

Upstream Filte(l)
Uniform Delay (d), s/veh

lncr Delay (d2), s/veh

lnitial Q Delay(d3),s/veh

% ile BackofQ(50%),vehfl n

LnGrp Delay(d),s/veh

LnGrp LOS

0 519

0 1599

0.0 14.9

0.0 14,9
't.00

0 637

0.00 0,81

0 1082

1.00 1.00

0.00 1.00

0.0 13.8

0.0 2.6

0.0 0,0

0,0 7.0

0.0 16.4

B

01240
0 1792 0

0.0 2,3 0.0

0.0 2.3 0.0

0.06 1.00

03740
0.00 0.33 0.00

04570
1.00 1.00 1.00

0.00 1.00 0.00

0.0 11.5 0.0

0.0 0.5 0.0

0.0 0.0 0.0

0.0 1.2 0.0

0.0 12.0 0.0

B

171 4

1810 1792
3.4 0.1

3.4 0.1

0.22 1.00

661 512

0.26 0.01

1365 643

1.00 1.00

1.00 1.00

11.5 12.6

0.2 0,0

0.0 0.0

1.7 0.0

11.7 12.6

BB

0 392

0 1Ml
0.0 9.8

0.0 9.8

0.12

0 551

0,00 0.71

0 1318

1.00 1.00

0.00 1.00

0.0 16.1

0.0 1.7

0.0 0.0

0.0 5.2

0.0 17.9

B

193 0

947 0

7.4 0.0

7.9 0.0

0.87

508 0

0.38 0.00

769 0

1.00 1.00

1.00 0,00

11,7 0.0

0.5 0.0

0.0 0.0

2.1 0.0

12.1 0.0

27

1613

0.0

0,5

0.67

759

0.04

1184

1.00

1.00

9.5

0.0

0.0

0.2

9.5

Approach Vol, veh/h

Approach Delay, s/veh

Approach LOS

396

17.8

B

295

11.8

B

193

12.1

B

546

16.1

B

Assigned Phs 1

Phs Duration (G+Y+Rc), s 4.2

Change Period (Y+Rc), s 4.0

Max Green Setting (Gmax), s 4.0

Max Q Clear Time (g_c+ll), s 2,1

Green Ext Time (p_c), s 0.0

HCM 2010 Chl Delay

HCM 2O1O LOS

8

24.6

4.0

35.0

9.9

4.0

45
24.6 7.6

4.0 4.0

35.0 6.0

16.9 4.3

3.7 0.0

2

22.9

4.0

39.0

5.4

3.9

b

19,5

4.0

37.0

11.8

3.7

Village At The Peak

Existing Plus Project - Mitigation AM Peak
Synchro 8 Light Report
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HCM 2010 Signalized lntersection Summary
1: Pyramid Hwy & Calle De La Plata 9t14t2015

)+\ tts+-a t IL

Lane Configurations

Volume (veh/h)

Number

lnitialQ (Qb), veh

Ped-Bike Adj(A_pbT)

Parking Bus, Adj

Adj Sat Flow, veh/h/ln

Adj Flow Rate, veh/h

Adj No. of Lanes

Peak Hour Factor

Percent Heavy Veh, %

Cap, veh/h

Arrive On Green

I
179 77

143
00

1.00 1.00 1.00

?'
190

6

0

tt
263

2

0

flr
5

8

0

-t
97
74
00

t
I 232

185
00

1.00 1.00

129 I
12 1

00
1.00 1.00

10

16

0

1.00

Sat Flow, veh/h

1.00 1,00 1.00 1.00 1.00 1.00 1.00 1.00 1,00 1,00 1.00 1.00

1900 1881 1881 1900 't881 1900 1881 1881 1900 1881 1881 1900

10 8 199 86 6 10 258 292 143 I 211 11

011010110110
0.90 0.90 0.90 0.90 0.90 0.90 0,90 0.90 0.90 0.90 0,90 0,90

111111111111
319 198 318 413 U 25 684 475 233 M8 475 25

0.20 0.20 0.20 0.20 0.20 0.20 014 0.40 0.40 0.01 0.27 0.27
679 998 1599 982 171 125 1792 1194 585 1792 1772 92

Grp Volume(v), veh/h

Grp Sat Flow(s),veh/h/ln

Q Serve(g_s), s

Cycle Q Clea(g_c), s

Prop ln Lane

Lane Grp Cap(c), veh/h

V/C Ratio(X)

AvailCap(c_a), veh/h

HCM Platoon Ratio

Upsfream Filte(l)
Uniform Delay (d), s/veh

lncr Delay (d2), s/veh

lnitial Q Delay(d3),s/veh

%ile BackOfQ(SO%),veh/ln

LnGrp Delay(d),s/veh

LnGrp LOS

18 0 199 102
1677 0 1599 1278

0.0 0.0 3.5 1.6

0.2 0,0 3.5 2.0

0.56 1.00 0.84

0

0

0.0

0.0

0258043590222
0 1792 0 1778 1792 0 1865

0.0 2.7 0.0 5.9 0.1 0.0 3.0

0.0 2.7 0.0 5.9 0.'t 0,0 3.0

0.10 1.00 0.33 1.00 0.05
517 0 318 471 0 0 684 0 708 M8 0 500
0.03 0.00 0.63 0.22 0.00 0.00 0.38 0.00 0.61 0.02 0.00 0.44
1033 0 839 876 0 0 785 0 1049 666 0 978
1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

1.00 0.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00 1.00 0.00 1.00

9.9 0.0 11.2 10.5 0.0 0.0 5.5 0.0 7.3 8.1 0.0 9.3
0.0 0,0 2.0 0.2 0.0 0.0 0.3 0.0 0.9 0.0 0.0 0.6
0.0 0;0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
0.1 0,0 1.7 0.8 0.0 0.0 1.3 0.0 3,1 0,1 0,0 1,6

9.9 0.0 13.2 10.8 0.0 0.0 5.8 0,0 8.2 8.1 0.0 9.9
ABB AAAA

Approach Vol, veh/h

Approach Delay, s/veh

Approach LOS

231

9,8

A

693

7.3

A

102

10,8

B

217

12.9

B

Assigned Phs 1

Phs Duration (G+Y+Rc), s 4.3

Change Period (Y+Rc), s 4.0

Max Green Sefting (Gmax), s 4,0

Max Q Clear Time (g_c+11), s 2.1

Green Ext Time (p_c), s 0.0

HCM 2010 CtrlDelay
HCM 2O1O LOS

8

10,1

4.0

16.0

4.0

1.1

456
10.1 8,3 12.2

4.0 4.0 4.0

16.0 6.0 16,0

5.5 4.7 5.0

1.0 0.'r 3.2

2

16.1

4.0

18.0

7.9

3.0

Village At The Peak

Existing Plus Project - Mitigation PM Peak
Synchro 8 Light Report

Page 1
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HCM 2010 Signalized lntersection Summary
1: Pyramid Hwy & Calle De La Plata 9t1412015

)+\ /-F\a t IL

Lane Configurations

Volume (veh/h)

Number

lnitial Q (Qb), veh

Ped-Bike Adj(A_pbT)

Parking Bus, Adj

AdjSat Flow, veh/h/ln

AdjFlow Rate, veh/h

Adj No. ofLanes
Peak Hour Factor

Percent Heavy Veh, %

Cap, veh/h

Arrive On Green

1,00 1.00

1881 1881

141 117

11
0,92 0.92

11
181 190

0.10 0.10

1792 1881

1,00 1.00 1.00

1881 1881 1881

0 407 49

131
0.92 0.92 0.92

111
161 505 187

0.00 0.10 0.10

1599 5052 1881

130

7

0

1.00

+r | \++
1214 637 131 1340

212 16
0000

66 169

185
00

+
45

I
0

108

4

0

391 374
143
0,0

1.00 1.00 1.00 1.00 1.00 1.00

83

16

0

1.00

1.00

1881

90

1

0.92

1

745

0.47

1599Sat Flow, veh/h

1.00 1.00 1,00 1.00 1.00 1.00

1881 1881 1881 1881 1881 1881

72 184 1320 692 142 1457

122112
0.92 0.92 0.92 0.92 0.92 0.92

111111
159 231 1547 692 179 1666

0.10 0.07 0.43 0.43 0.10 0.47

1599 3476 3574 1599 1792 3574

Grp Volume(v), veh/h

Grp Sat Flow(s),veh/h/ln

Q Serve(g_s), s

Cycle Q Clea(g_c), s

Prop ln Lane

Lane Grp Cap(c), veh/h

V/C Ratio(X)

AvailCap(c_a), veh/h

HCM Platoon Ratio

Upstream Filte(l)
Uniform Delay (d), s/veh

lno Delay (d2), s/veh

lnitial Q Delay(d3),s/veh

%ile BackOfQ(SO%),veh/ln

LnGrp Delay(d),s/veh

LnGrp LOS

141 117

1792 1881

4.6 3.6

4.6 3.6

1.00

181 190

0.78 0.62

298 345

1.00 1.00

1.00 1,00

263 25.9

7.0 3.2

00 0.0

2.6 2.0

33.4 29.1cc

0 407 49

1599 1684 1881

0.0 4.7 1.4

0,0 4.7 1.4

1.00 1.00

161 505 187

0.00 0.81 0.26

293 505 219
1.00 1.00 1.00

0.00 1.00 1.00

0.0 26.5 25.0

0.0 9.3 0.7

0.0 0.0 0.0

0.0 2.6 0.8

0.0 35.8 25.7

DC

1.00 1.00

692 179 1666

1.00 0.79 0.87

692 179 1666

1.00 1.00 1.00

1.00 1.00 1.00

17.0 26.4 14.4

34.1 21.2 5.5

0.0 0.0 0.0

17.9 3.3 12.0

51 .2 47 .7 19.9

72 184 1320 692 142 1457

1599 1738 1787 1599 1792 1787

2.5 3.1 19.9 26.0 4.7 22.1

2.5 3.1 19.9 26.0 4.7 22,1

1.00 1.00

159 231

0.45 0.79

186 231

1.00 1.00

1.00 1.00

25.5 27.6

2.0 17.2

0.0 0.0

1.2 2.1

27.5 44.9

CD CDDB

90

1599

1.9

1,9

1.00

745

0.12

745
1.00

1.00

9.1

0.1

0.0

0,8

9,1

1il7
0.85

1547

1.00

1.00

15.3

4,8

0,0

10.8

20.2

Approach Vol, veh/h

Approach Delay, s/veh

Approach LOS

1 689

21.7

c

2196

32.0

c

528

33.7

c

258

31.4

c

2345678
30,0 10.0 10.1 8,0 32.0 10.1 10.0

4.0 4.0 4.0 4.0 4.0 4.0 4.0

26,0 6.0 11,0 4.0 28.0 10.0 7.0

28.0 6.7 5.6 5.1 24,1 6.6 4.5

0.0 0,0 0.5 0.0 3.9 0.1 0.3

Assigned Phs 1

Phs Duration (G+Y+Ro), s 10.0

Change Period (Y+Rc), s 4.0

Max Green Setting (Gmax), s 6,0

Max Q Clear Time (g_c+11), s 6.7

Green Ext Time (p_c), s 0.0

HCM 2010 Ctrl Delay

HCM 2O1O LOS
28.4

c

Village At The Peak

2030 Plus Project AM Peak

Synchro 8 Light Report

Page 1
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HCM 2O1O TWSC
2: Ca!!e De La Plata 9t1412015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Confol
RT Channelized

Storage Lengtr
Veh in Median Storage, #
Grade, %

Peak Hour Factor

Heavy Vehicles, %

Mvmt Flow

Conflicting Flow All

Stage 1

Stage 2

CriticalHdwy

CriticalHdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

PotCap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap-2 Maneuver

Stage 1

Stage 2

347 0

00
Free Free

- None

0

0

92 92

11
377 0

12 662

00
Free Free

- None

-0
-0

92 92

11
13 720

411-

2.209

1123

377

746

6.41

5.41

5.41

3,509

229

696

471

3.309

672_

ur:225

225
696

463

HCM Control Delay, s

HCM LOS

10.7

B

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1187

0.011

8.1 0-
AA
0

- 672
- 0,061

- 10.7
.B
- 0.2

Village At The Peak

2030 Plus Project AM Peak

Synchro I Light Report

Page 3
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HCM 2O1O TWSC
3: Calle De La Plata 9t14t2015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Control

RT Channelized

Storage Length

Veh in Median Storage, #

Grade, %

Peak Hour Factor

Heavy Vehicles, %

Mvmt Flow

322 2

00
Free Free

- None

0-
0-
92 92

11
350 2

8 654

00
Free Free

- None

-0
-0

92 92

11
I 711

Conflicting Flow All

Stage 1

Stage 2

CriticalHdwy
CriticalHdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Cap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap2 Maneuver

Stage 1

Stage 2

352_

4.11

:

2.209
,r,r:_

1212

0 1079

351

728
6.41

5.41

5.41

3.509

243

715
480

621-

3.309

695

695240

240
715
474

HCM ControlDelay, s
HCM LOS

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1 1.9

B

551

0.057

1 1.9

B

0.2

Village At The Peak

2030 Plus Project AM Peak
Synchro 8 Light Report

Page 4
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HCM 2010 Signalized lntersection Summary
1: Pyramid Hwy & Calle De La Plata 9114t2015

)__)\ {ts\\ f JL

Lane Configurations

Volume (veh/h)

Number

lnitial Q (Qb), veh

177 161

74
00

I ttII
194 830

143
00

1.00 1.00

tII\
135 M
185
00

1.00 1.00

311 182

12 1

00
1.00 1.00

1236 101

616
00

1.00

1243

2

0

+
96

I
0

Ped-Bike Adj(A_pbT) 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1,00 1.00 1.00 't.00 1.00 1.00

Adj Sat Flow, veh/h/ln 1881 1881 188'1 1881 1881 '1881 1881 1881 1881 1881 1881 1881

Adj Flow Rate, veh/h

Adj No. of Lanes

Peak Hour Factor

Percent Heavy Veh, %

Cap, veh/h

Arrive 0n Green

Lane Grp Cap(c), veh/h 227 188 160 954

V/C Ratio(X) 0.84 0.93 0.00 0.95

Avail Cap(c_a), veh/tr 259 188 160 954

HCM Platoon Ratio 1.00 1.00 1.00 1.00

Upsfeam Filte(l) 1.00 1.00 0.00 1.00

Uniform Delay (d), s/veh 38.4 40.2 0.0 36.0

lno Delay (d2), s/veh 19.9 46.1 0.0 17.4

lnitial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0

%ile Backoffl(50%),veh/ln 5.9 6.7 0.0 8.9

LnGrp Delay(d),s/veh 58.4 86.3 0.0 53.5

LnGm LOS

192 17s 0 902 fi4 147 483 1351 338 198 1343 110

111311221121
0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0,92 0.92 0.92 0.92

111111111111
227 188 160 954 305 259 502 1469 657 219 1390 622
0.13 0.10 0.00 0.19 0.16 0.16 0.14 0.41 0.41 0,12 0.39 0.39

Sat Flow, veh/h 1792 1881 1599 5052 1881 1599 3476 3574 1599 1792 3574 1599

Grp Volume(v), veh/h 192 175 0 902 104 147 483 1351 338 198 1343 110

Grp Sat Flow(s),veh/h/ln 1792 1881 1599 1684 1881 1599 1738 1787 1599 1792 1787 1599

Q Serve(g_s), s 9.4 8.3 0.0 15.9 4.4 7.6 12.4 32.2 14.2 9.8 33.1 4.1

Cycle Q Clea(g_c), s 9.4 8.3 0.0 15.9 4.4 7.6 12.4 32.2 14.2 9.8 33.1 4.1

Prop ln Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

305

0.34

305

1.00

1.00

33.4

0.7

0.0

2.3

34.1

c

259 502 1469 657 219 1390 622
0.57 0.96 0.92 0.51 0.90 0.97 0.18

259 502 1469 657 219 1390 622
1.00 1.00 1.00 1.00 1.00 1.00 1.00

1.00 1.00 1.00 1.00 1.00 1.00 1.00

34,8 38.3 25j 19.8 39.0 26.9 18.0

2.9 30.6 9.6 0.7 36.0 16.7 0,1

0.0 0.0 0.0 0.0 0.0 0.0 0.0

3,6 8.1 17.7 6,3 7.0 19.5 1.8

37.7 68.9 34.7 20.5 74.9 43.6 18.2

DECCEDB
Approach Vol, veh/h

Approach Delay, s/veh

Approach LOS

1 153

49.7

D

367

71.7

E

2172

40,1

D

1651

45.7

D

Assigned Phs 1

Phs Dunation (G+Y+RG), s 15.0

Change Period (Y+Rc), s 4.0

Max Green Setting (Gmax), s 1't.0

Max Q Clear Time (g_c+11), s 11.8
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HCM 2O1O TWSC
2: Calle De La Plata 9t1412015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Control

RT Channelized

Storage Length

Veh in Median Storage, #
Grade, %

Peak Hour Factor

Heavy Vehicles, %

Mvmt Flow

Conflicting Flow All

Stage 1

Stage 2

CriticalHdwy
Critical Hdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Cap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap2 Maneuver

Stage 1

Stage 2
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Stop Stop
- None

0

0

0
92 92

11
030

733 0

00
Free Free
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0-
0-
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41 412
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Free Free

- None

-0
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92 92
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45 448
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829
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388159
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1334

797
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6.41
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5.41

3.509
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u5
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HCM Control Delay, s

HCM LOS
15.1

c

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

829

0,054

9.6

A
0.2

- 388
- 0.078
- 15.1-c
- 0.3

0

A
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HCM 2O1O TWSC
3: Calle De La Plata 9t14t2015

lnt Delay, s/veh

Vol, veh/h

Conflicting Peds, #/hr

Sign Confol
RT Channelized

Storage Lengfrr

Veh in Median Storage, #

Grade, %

Peak Hour Factor
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FrHR,f PEERs

MEMORANDUM

May L0,20L2

Mr. Jim House, Sugarload Peak LLC

Ms. Sandra Waltman, Sugarloaf Peak LLC

Mr. John Krmpotic, KLS Planning and Design Group

Katy Cole, P.E., Fehr & Peers

Marissa Harned, P.E., Fehr & Peers

Villagc at tho Poak Traffic tmpact Study - Sugarloaf Peak Propcrty

NV12-M99

This technical memorandum provides a surnmary of the data collection and traffic analysis

performed for the Sugarloaf Peak property north of Calle de la Plata and east of Pyramid Highway

(shown on attached Figura 1).

The following provides a summary of findings based on the analysis presented in this report:

o The proposed zoning (Specific Plan, conforming to High Density Suburban standards for

up to 360 multi-family units) would generate significantly less traffic (more than 5,000 less

daily trips) than the property built-out under the existing zoning'

o The pyramid Highway/Calle de la Plata intersection currently operates at an unacceptable

level of service F during the AM and PM peak hours, Based on existing traffic volumes,

the intersection meets Peak Hour and Four-Hour Vehicle Volume traffic signal warrant

criteria. The Spanish Springs Area Plan recognizes that a traffic signal is needed at the

' intersection to address the current situation.

. Build out of multi-family residential on the project site will increase delay at the Pyramid

Highway/Calle de la Plata intersection. If a traffic signal is not installed at the Pyramid

Highway/Calle de la Plata intersection prior to construction of the project, the project

50 West Liberty Street I Suite 1090 | Reno, NV 89501 | Oiil IZAAZOO I Fax (7751 826-3288

www.fehrandpeers.com

Date:

To:

cc:

From:

Subject:
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Note that since the traffic signal is necessary to accommodate existing traffic volumes'

the project should not be fully financially responsible for the improvements, and should

only be responsible for a fair share based on the traffic volumes generated at the

intersection by the Project site.

The Regional Transportation Commission's (RTC) Regionol Tronsportotion Plan (RTP)

includes future regional roadway improvements to increase capacity on Pyramid Highway

in the project vicinity. The RIP specifically indicates the following improvements:

o pyramid Highway - Widen from two lanes to four lanes, from Egyptian Drive to Calie

de la Plata by 2018

o pyramid Highway - Widen from two lanes to four lanes, from Calle de la Plata to

Winnemucca Ranch Road bY 2030

o pyramid Highway - Widen from four lanes to six lanes, from Egyptian Drive to Calle

de la Plata by 2030

The 2030 analysis demonstrates adequate regional roadway improvements are planned

to accommodate regional growth, approved but not yet constructed projects near the

Pyramid Highway/Calle de la Plata intersection, and the proposed project

INTRODUCTION

PROJECT DESCRIMON

The Sugarloaf Peak property is 39.8 acres and has the following zoning: 17.7 acres Neighborhood

Commercial, 20 acres Industrial, and 2 acres Open Space. The proposed project would change the

current zoning to Specific Plan, which would conform to High Density Suburban zoning standards'

High Density Suburban would allow up to 9 multi-family units per acre for a total of 360 multi-

family residential units.
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STUDY INTERSECNONS AND ROADWAY SEGMENTS

The following intersections were analyzed during the AM (7:00 AM to 9:00 AM) and PM (4:00 PM

to 6:00 PM) peak hours:

Pyramid Highway/Calle de la Plata

Calle de la Plata/Project Driveway 1

Calle de la Plata/Project Driveway 2

Daily traffic volume data was analyzed for the following roadway segments:

Pyramid Highway north of Calle de la Plata

Pyramid Highway south of Calle de la Plata

Calle de la Plata west of Pyramid Highway

Calle de la Plata east of Pyramid Highway

ANALYSIS SCENARIOS

The following scenarios were analyzed with corresponding traffic volumes and roadway network

configurations:

o Existing Conditions - Peak hour intersection and daily roadway segment level of service

analysis was performed based on intersection turning movement volumes and roadway

segment volumes collected in April 2072, and Nevada Department of Transportation

(NDOT) traffic volume data collected in 2010.

o Existing Plus Project Conditions - Project generated traffic volumes (based on 360 multi-

family units) were added to existing traffic volumes, and peak hour intersection and daily

roadway segment level of service analysis was performed'

o 2030 Background Conditions - 2O3O background conditions traffic volumes were

developed based on the Regional Transportation Commission's (RTC) regional travel

demand model and trip generation volumes from planned/approved projects in the area.

peak hour intersection and daily roadway segment level of service analysis was

performed.

a

a

MPA15-004 & RZA15-006
EXHIBIT G



Ms. Sandra Waltman

May L0,201.2

Page 4 of 23

r 2030 Background Plus Project Conditions - Project generated traffic volumes were added

to 2030 background traffic volumes, and peak hour intersection and daily roadway

segment level of service analysis was performed.

ANALY$S METHODOLOGY

Transportation engineers and planners commonly use the term level of service (LOS) to measure

and describe the operational status of the local roadway network. An intersection or roadway

segment's level of service can range from LOS A (indicating free-flow traffic conditions with little

or no delay), to LOS F (representing oversaturated conditions where traffic flows exceed design

capacity, resulting in long queues and delays).

The analysis methods presented in the Transportation Research Board's Highway Copocity Monual

2OOO (HCM 2000\ were used to calculate level of service for signalized and unsignalized

intersections.

Slgnallzcd IntcrcGcdons

Signalized intersections were analyzed using the methodology contained in Chapter 16 of the

HCM 2000. This methodology determines the level of service by comparing the average control

delay for all vehicles approaching the intersection to the delay thresholds shown in Table 1'

Unslgnallzcd lnterscctlons

Unsignalized (side street stop controlled) intersection level of service calculations were conducted

using the methods contained in Chapter 17 of the HCM 2000. The level of service rating is based

on the average control delay expressed in seconds per vehicle. At side street stop controlled

intersections, the control delay (and LOS) is calculated for each controlled movement, the left-

turn movement from the major street, and for the entire intersection. For controlled approaches

composed of a single lane, the control delay is computed as the average of all movements in that

lane. Table 1 presents the thresholds for unsignalized intersections.
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Roadway Segmcnts

Table 2 provides roadway segment level of service standards as presented in the Regional

Transportation Commission's (RTC) Regionol Transportation Plon (RTP). Roadway segment level

of service is determined by comparing average daily traffic (ADT) volumes to the thresholds

presented in the table.

MPA15-004 & RA15-006
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TABTE 1

INTERSECTION LEVEL OF SERVICE DEFINMONS

Level of
Service

Description

Slgnalized
Intersections

(Average Control
Delav) 1

Unsignalized
Intersections

(Average Control
Delav) 2

A

Represents free flow. Individual users are

virtually unaffected by others in the traffic
stream.

<10 <10

B
Stable flow, but the presence of other users in

the traffic stream beqins to be noticeable.
>10to20 >10to15

C

Stable flow, but the operation of individual

users becomes significantly affected by

interactions with others in the traffic stream.

>20to35 >15to25

D Reoresents hioh-densiW, but stable flow. >35to55 >25to35

E
Represents operating conditions at or near the

capacity level.
>55to80 >35to50

F Represents forced or breakdown flow. >80 >50

Sources:

' HCM 2OOO, Chapter 16 Signalized Intersections. Values shown are in seconds^ehicle.
2 HcM 2OOo, Chapter 17, Unsiqnalized Intersections. Values shown are in seconds/vehicle.
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Levcl of Scrvlcc Standards

The RTC has established level of service criteria for regionally significant roadways and

intersections in the RIP. The RIP level of service standards for regional roadways and

intersections are as follows:

o LOS D or better - All regional roadway facilities projected to carry less than 27,000 ADT at

the latest RTP horizon

r LOS E or better - All regional roadway facilities projected to carry 27,000 or more ADT at

the latest RTP horizon

o LOS F - Plumas Street from Plumb Lane to California Avenue

Rock Boulevard from Glendale Avenue to Victorian Avenue

South Virginia Street from Kietzke Lane to South McCarran Boulevard

Sun Valley Boulevard from 2nd Avenue to 5s Avenue

I-80 Ramps/North Virginia Street Intersection

MPAI5-004 & RZA15-006
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TABLE 2
AVERAGE DAILY TRAFFIC LEVEL OF SERVICE THRESHOLDS BY FAOUTY

Facility Type Maximum Dailv Service Flow Rate (For Given LOS)

Number of
[anes

LOS A LOS B LOS C LOS D LOS E

Arterial - Hiqh Access Control (HAC)

2 nla 9,400 17.300 19,200 20,300
4 n/a 20,400 36,100 38,400 40,600
6 nla 31,500 54,700 57,600 50.900
8 nla 42,5@ 73,200 76,800 81,300

Arterial - Moderate Access Control (MAC)

2 nla 5.500 14.800 17.500 18,600
4 nla 12,000 32,200 35,200 36,900
5 nla 18.800 49,500 52,9N 5s.400
8 nla 25,600 56,800 70.600 73.900

Arterial/Colleetor - Low Access Control ([AC)
2 nla nla 6,900 13.400 15.100
4 nla nla 15,700 28,400 30,200
6 nla nla 24,800 43,100 45_400

8 n/a nla 34,000 57,600 60,600

iource: Table 3-4 Average Daily Traffic Level of Service Thresholds By Facility Type for Roadway Planning, Washoe County
I e q io n o I T ro n s po ftation P lo n, 2008
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All intersections shall be designed to provide a level of service consistent with maintaining the

policy level of service of the intersecting corridors.

NDOT maintains a policy of LOS D or better on their facilities.

Since Pyramid Highway is an NDOT facility and is expected to carry less than 27,000 ADT, LOS D

or better was used as the standard for this analysis (i.e. LOS A, B, C, or D are considered

acceptable operations and LOS E or F are considered unacceptable operations).

EXISTING CONDITIONS

ROADWAY SYSTEM

Pyromid Highway is a north-south NDOT facility that runs from Interstate 80 (l-80) in the south to

Pyramid Lake in the north. Pyramid Highway is a two-lane roadway with posted speed limits of

55-65 mph in the vicinity of the project. The RIP classifies Pyramid Highway as a High Access

Control (HAC) Arterial south of Calle de la Plata and a Moderate Access Control (MAC) Arterial

north of Calle de la Plata.

Colle de lo Ploto is a four-lane roadway west of Pyramid Highway and a two-lane roadway east of

Pyramid Highway. The RIP classifies Calle de la Plata as a Low Access Control (LAC) Collector west

of Pyramid Highway.

EXISTING TRAFFIC VOLUMES AND TEVEL OF SERVICE

Intet'sectlons

Intersection turning movement counts were collected at the Pyramid Highway/Calle de la Plata

intersection during the weekday AM (7:00 AM to 9:00 AM) and PM (4:00 PM to 6:00 PM) peak

periods in April 2012. The existing volumes are shown on Figure 2 and the raw data is provided

in Aftachment 1. Synchro computer software, which utilizes HCM 2000 methodology was used

to analyae the level of service at the study intersection. Table 3 shows the level of service results,

and the detailed calculation worksheets are provided in the Attachment 2.

MPA15-004 & RZA15-006
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As shown in Table 3, the side street approach of the Pyramid Highway/Calle de la Plata

intersection (westbound Calle de la Plata) operates at LOS F during the AM and PM peak hours.

The overall intersection operates at LOS C during the AM peak hour and LOS A during the PM

peak hour.

Roadway Scaments

Daily roadway segment traffic volumes were collected on Calle de la Plata in April 2012 using

machine counting equipment. Traffic volume data on Pyramid Highway was obtained from the

NDOT Annuol Troffic Report (2010). Daily traffic volumes were compared to the RTC's Average

Daily Traffic Roadway Level of Service Thresholds (shown in Table 2 of this report) to determine

existing roadway segment level of service. The results are shown in Table 4.

TABTE 3

EXISIING CONDMONS INTERSECNON LEVEL OF SERVICE RESULTS

Intersection Controt Typel
AM Peak Hour PM Peak Hour

Detavz LOS Delayz LOS

Pyramid Hiqhwav/Calle de la Plata sssc L7 (>50) c (F) 7 (>50) A (F)

,lotes: T 
SSSC = Side Street Stop Control

2 Delay is reported in seconds per vehicle for the overall intersection (worst movement) for unsignalized
ntersections.

Bold indicates unacceptable operations.
iource: Fehr & Peers, 2012

TABLE 4
EXISTING CONDMONS ROADWAY SEGMENT CAPAqTY RESULTS

Roadway Location Functional
Classificationl

Lanes
Daily Two-Wa1
Traffic Votume

LOS

Pyramid Highway
South of Calle de la

Plata
HAC Arterial 2 10,000 c

Pyramid Highway
North of Calle de la

Plata
MAC Arterial 2 4,400 B

Calle de la Plata
West of Pyramid

Hiohwav
LAC Collector 4 5,480 c

Calle de la Plata
East of Pyramid

Hiohwav
LAC Collector 2 L,340 C

,lotes: 1 
LAC = Low Access Control, MAC = Moderate Access Control, HAC = High Access Control

iource: Fehr & Peers, 2012

MPAI5-004 & RZA15-006
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As shown in Table 4, Pyramid Highway and calle de la Plata currently operate at LOS C or bettec

which is considered acceptable operations based on Washoe County and NDOT standards'

HISTORICAL TRAFFIC VOTUM ES

NDOT',s Annual Traffic Report provides Annual Average Daily Traffic (MDT) volumes on Pyramid

Highway north of calle de la Plata from 2002 to 20L0. This data was used to determine historical

traffic volume growth in the project vicinity. Traffic volume data on Pyramid Highway south of

calle de la Plata has only been collected since 2008 and does not provide significant historical

data. Table 5 shows the historical traffic volumes and associated annual groMh rate on Pyramid

Highway near the Project site.

Table 5 shows that traffic volumes on Pyramid Highway north of Calle de la Plata have fluctuated

over the last eight years, peaking in 2006 and decreasing each year since' The overall annual

growth rate from 20021o 2010 is 2.9Yo pet lear'

TRAFFIC SIGNAL WARRANT ANALYSIS

Ihe Monuol on l)niform Trofftc Control Devices (MUTCD) provides analysis criteria for determining

if a traffic signal is warranted at an intersection. The Peak Hour Vehicle Volume and Four-Hour

Vehicle Volume signal warrants were analyzed for the Pyramid Highway/Calle de la Plata

intersection to determine if a traffic signal is warranted based on existing traffic volumes'

Exhibits 1A and 18 show the Peak Hour Vehicle Volume signal warrant results'

MPA15-004 & RZA15-006
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TABLE 5

HISTORICAL TRAFFIC VOLUMES - PYRAMID HIGHWAY

-

Roadway Location 2001 2002 2003 2W4 2005 2006 2007 2008 2009 2010
Annual
Growth

Reter

Pyramid
Hiohwav

North of Calle

de la Plata
3,500 3,795 4,420 4,650 5,050 4900 4s00 4,400 4,400 2.9%

{otes: r Exponential Annual Growth Rate shown'
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Exhlblt 1A: Peak Hour Vehicle Volume Signal Warrant

AM Peak Hour

Figure 4CA. PEAK HOUR WARRANT
(7oo/o FACTOR)
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Based on the AM and PM peak hour traffic volumes at the Pyramid Highway/Calle de la Plata

intersection, a traffic signal is warranted.

Exhibit 2 shows the Four-Hour Vehicle Volume signal warrant results.

Exhibit 2: Four-Hour Vehicle Volume Warrant

Figure 4C-1. FOUR-HOUR VEHICLE
voLUME WARRANT (7oo/o FACTOR)

(COtYi,tJNlTY LEEs IHAN I 0,000 POPULAnOit oR AIOVE a0 i,PH Otit MAJoR
4OO r __ iTREETT---t q ; i

I

lr+-+r
lrJ

=3 3ooo
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. l"lo{r 2

a llour l
a Hour 4

+--+ ----}_---- . + -'- +' -' - -+------=t-----+ -- -
200 300 400 500 600 700 800 900 1000

MAJOR STREET-TOTAL OF BOTH APPROACHES (VPH)

Source: MUTCD Federal Highway Administration, 2009; Fehr & Peer, 2012

Based on the traffic volumes during four hours of an average day at the Pyramid Highway/Calle

de la Plata intersection, a traffic signal is warranted.

PROJECT CONDITIONS

PROJECT DESCRIPTION

The proposed project would change the current Neighborhood Commercial, Industrial, and Open

Space zoning to High Density Suburban zoning. High Density Suburban zoning allows up to 9

units per acre for a total 360 multi-family dwelling units. The project will have two access

driveways on Calle de la Plata.

MPA15-004 & RZA15-006
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TRIP GENERATION

Trips were generated for the proposed project based on average trip generation rates in the

Institute of Transportation Engineers' flTE) Trip Generotion, * Edition The trip generation rates

for ITE Code 220 - Apartment, were used to estimate the trip generation for site because they are

the highest multi-family residential rates. Using the highest rates provides flexibility as the project

moves forward. For example, a for-sale condo or townhouse would generate less traffic than an

apartment; therefore, 360 condos or townhouses would have a lesser effect on transportation

conditions than the apartments analyzed in this report. The estimated trip generation is

summarized in Table 6. A detailed trip generation spreadsheet is provided in Attachment 3.

The project will generate approximately 2,400 daily trips, L85 AM peak hour trips, and 225 PM

peak hour trips.

Etlsdng Zonlng

The Sugadoaf Peak property is currently zoned as approximately 20 acres of Industrial, 17 acres of

Neighborhood Commercial, and 2 acres of Open Space. Trip generation estimates were

calculated for these zoning designations assuming floor area ratios of approximately 20Yo and

30% for comparative purposes. This equates to approximately 175,000 - 260,000 square feet of
Industrial and approximately 150,000 - 230,000 square feet of Neighborhood Commercial space.

Table 7 shows the trip generation estimates for the existing zoning, and compares it to the trip
generation of the proposed project.

MPAI5-004 & RZA15-006
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TABLE 6
TRIP GENERATION ESTIMATE

Land Use ITE Code Sizel
Daily AM Peak Hour PM Peak Hour
Trips ln Out Total In Out Total

t4ulti-Family Residential
Aoartment) 220 350 du 2,394 37 147 184 145 78 223

Tota! Trlps 2,394 37 147 184 145 78 223
,lotes: I du = dwelling units
iource: Fehrand Peers 2012
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As shown in Table 7, the proposed project (multi-family residential) will generate less traffic than

the existing zoning land uses (lndustrial and Neighborhood Commercial). If the existing zoning

were constructed with a 20To floor area ratio, the property would generate approximately 5,300

more daily trips, 125 more AM peak hour trips, and 500 more PM peak hour trips than the

proposed project.

TRIP DISTRIBUTION AND ASSIGNMENT

Existng Plus ProJect Trlp Dlstrlbutlon

Project generated trips were distributed to the surrounding roadway network and study

intersections based on existing travel patterns and the location of the project site relative to

existing, complimentary land uses. The following trip distribution percentages were used in the

existing plus project conditions analysis:

o L0% to/from the north on Pyramid Highway

. 80% tolfrom the south on Pyramid Highway

MPA|5-004 & RA15-006
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TABTE 7
EXISIING ZONING TRIP GENEMNON ESTIMATE

land Use ITE Code Slzel
Dallv AM Peak Hour PM Peak Hour
Trios In Out Total In Out Total

20% Floor Area Rotio

NC (Shopping Center) 820 150 ksf 6,Ml 91 59 150 275 28s 550

(General Liqht Industrial) 110 175 ksf L,220 L42 19 161 20 150 t70
Total Trips 7,66L 233 78 311 295 435 730

Proposed ProJect Trlps 2,394 37 L47 184 145 78 22?

Trlp Difference 5,267 796 c69) 727 750 357 507

70% Floor Area Rotio

NC (Shoppinq Center) 820 230 ksf 9,876 140 90 230 420 438 858

(General Light Industrial) 110 260 ksf 1,812 2L0 29 239 30 222 252

Total Trips 11,588 350 119 469 450 550 1,110

Proposed Project Trips 2,394 37 147 184 145 78 223

Trlp Dlfference 9,294 i13 (-28) 285 305 582 887

{otes: 1 kf = 1,000 square feet
iource: Fehr and Peers 2012
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o SYo to/from the west on Calle de la Plata

. SVo tolfrom the east on Calle de la Plata

The project trip distribution and assignment for the existing plus project conditions analysis is

shown on Flgure 3.

2030 Plus Ptoject Trlp Dlstrlbutlon

There are a number of planned development projects in the study area that will include land uses

that attract residential-based trips (i.e. commercial, industrial). These projects are expected to be

constructed by 2030 and will therefore change the directional distribution of the project

generated trips. The following trip distribution percentages were used in the 2030 plus project

conditions analysis:

o 20Yo tolfrom the north on pyramid Highway

o 60Yo tolfrom the south on pyramid Highway

. llYo to/from the west on Calle de la plata

. SYo tolfrom the east on Calle de la Plata

The project trip distribution and assignment for the existing plus project conditions analysis is

shown on Figure 5.

EXISTING PLUS PROJECT CONDITIONS

EXIMNG PLUS PROJECT TRAFFIC VOLUMES AND LEVEL OF SERVICE

Vehicle trips generated by the proposed project were distributed to the surrounding roadway

network and added to the existing traffic volumes for existing plus project conditions analysis.

Intersectlons

Table 8 presents the existing plus project conditions intersection level of service results. The

intersection level of service Synchro printouts are provided in Attachment 2. Figure 4 shows the

existing plus project traffic volumes and lane configurations at the study intersections.
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As shown in Table 6, the overall Pyramid Highway/Calle de la Plata intersection will degrade from

LOS C to LOS F during AM peak hour with the project. During the PM peak hour, the side street

approach (westbound Calle de la Plata) will operate at LOS F and the overall intersection will

operate at LOS D. The project driveway intersections are expected to operate at LOS A during the

AM and PM peak hours.

If a traffic signal is installed, the Pyramid Highway/Calle de la Plata intersection will operate at LOS

C during the AM and PM peak hours.

Roadway ScAmcnts

Table 9 presents the existing plus project conditions daily roadway segment level of service

results. Figure 4 shows the existing plus project daily traffic volumes on the study roadway

segments.

MPA15-004 & RZAI5-006
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TABLE 8
EXISTING PLUS PROJECT CONDMONS TNTERSECIION LA/EL OF SERVICE RESULTS

Intersection
Control
TyP"'

Exlstinq Existino Plus Proiect

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Detayz tos Delay' LOS Delav' LOS Delavz LOS

Pyramid Highway/
Calle de la Plata

sssc 17 (>s0) C (F) 7 (>50) A (F)
>50

(>501 F (F) 30 (>s0) D (F)

Calle de la Plata/
Driveway A

sssc NA NA NA NA 4 (10) A (A) 4 (s) A (A)

Calle de la Plata/
Drivewav B

sssc NA NA NA NA 3 (9) A (A) 3 (e) A (A)

{otes: 'SSSC = Side Street Stop Control
2 Delay is reported in seconds per vehicle for the overall intersection (worst movement) for unsignalized
intersections.

Bold indicates unacceptable operations.
NA = Not Applicable

iource: Fehr & Peers. 2012
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As shown in Table 9, the study roadway segments will continue to operate at LOS C or better with

the addition of project generated traffic.

TRAFFIC SIGNAT WARRANT ANALYSIS

Exhibits 14, 18, and 2 show the existing conditions Peak Hour Vehicle Volume and Four-Hour

Vehicle Volume signal warrant analysis results for the Pyramid Highway/Calle de la Plata

intersection. Both warrants are met based on existing traffic volumes; therefore, existing plus

project conditions signal warrant analyses were not performed as the project will add more traffic

to the intersection, and increase the need for a traffic signal at the intersection.

2O3O BACKGROUND CONDITIONS

2030 background conditions analysis includes roadway network and intersection improvements

listed in the RIP, as well as traffic volume increases from regional growth and planned/approved

projects in the area.

MPA15-004 & RZAI5-006
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TABTE 9
EXISTING PLUS PROJECT CONDMONS ROADWAY SEGMENT CAPAOTY RESULTS

Roadway Location
Functional

Classificationl
Lanes

Existing Existing Plus Project

DailyTwo-Way
Traffic Volume

LOS
DailyTwo-Way
Traffic Volume

LOS

Pyramid
Hiohwav

South of Calle de
la Plata

HAC Arterial 2 10,000 c 11.920 c

Pyramid
Hiohwav

North of Calle de
la Plata

MAC Arterial 2 4,400 B 4,640 B

Calle de la
Plata

West of Pyramid
Hiohwav

LAC Collector 4 5,480 c s,600 c

Calle de la
Plata

East of Pyramid
Hiohwav

LAC Collector 2 1,340 c 3,620 C

,lotes: I LAC = Low Access Control, MAC = Moderate Access Control, HAC = High Access Control
iource: Fehr & Peers, 2012



Ms. Sandra Waltman

May L0,20L2
PageLT of23

2O3O BACKGROUND TRAFFIC VOLUMES

Rcglonal Travcl Dcmand Model

The 2030 background traffic volumes were developed based on RTC's regional travel demand

model. The model includes regional growth based on planned/approved project in the area.

Based on direction from Washoe County staff, the RTC's regional travel demand model was used

to prepare 2030 traffic forecasts for Pyramid Highway and Calle de la Plata. The model includes

regional growth based on planned/approved projects in the area. fhe available model years are

the 2008 base year and the 2030 forecast year. The difference method was used to correct

inconsistencies in the base year model outputs when compared to existing traffic volumes. This

correction uses the existing count data as the basis for the forecast volumes by adding the

incremental difference in the model volumes between the 2008 base year and 2030 forecast year

to determine the adjusted 2030 background volumes.

It should be noted that the traffic volumes at the Pyramid Highway/Calle de la Plata intersection

increase by approximately five percent per year based on the travel demand model. This is

considered an aggressive growth rate; therefore, the 2030 analysis should be considered

conservative. In addition, the RTC is currently in the process of updating the regional travel

demand model. The general consensus on thl current travel demand model is that it predicts

very aggressive and potentially unachievable growth rates region wide. The updated model will

take a new view at future growth and provide a more realistic picture of future traffic conditions.

The regional travel demand model output and difference method calculations are provided in

Attachment 4.

Planned/Approved ProJacts

There are three planned/approved development projects in the study area that were not fully

accounted for in the 2030 model volumes. Trip generation and traffic volume information from

their corresponding traffic studies were used to develop the final 2030 background traffic

volumes. These projects include:

. Freor Comprehensive Plon Amendment Troffic Anolysis (olso known os Villoge Green
' Commerciol Center) (Solaegui Engineers, 2008)

MPA15-004 & RA15-006
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o Located at two sites south of Calle de la Plata and east of Pyramid Highway, this

project includes commercial space, gas station with convenience market, drive-

thru pharmacy, restaurant, car wash, and industrial space.

o Net New Trip Generation: Daily - 15,889, AM Peak - 1,116, PM Peak - 1,502

Compo Rico Eusiness Center Trofftc Anolysis (Solaegui Engineers, 2008)

o Located north of Calle de la Plata along Pyramid Highway, this project includes an

industrial par( residential dwelling units, and commercialspace.

o Net New Trip Generation: Daily - 13,608, AM Peak - 1,088, PM Peak - L,423

Colle de la Ploto/Pyromid Highwoy Retoil Project Traffic lmpoct Study (Fehr & Peers, 2007)

o Located on the northeast corner of the Pyramid Highway/Calle de la Plata

intersection, this project includes a fitness center, restaurants, commercial space,

and a gas station with convenience market and car wash.

o Net New Trip Generation: Daily - 2,94L, AM Peak - 150, PM Peak - 291

ROADWAY NETWORK AND INTERSECIION IMPROVEMENTS BY OTHERS

The RIP lists regional roadway improvements to be completed by 2018 and 2030 including:

Widen Pyramid Highway from Egyptian Drive to Calle de la Plata from two lanes to four

lanes by 2018

Widen Pyramid Highway from Calle de la Plata to Winnemucca Ranch Road from two

lanes to four lanes by 2030

Widen Pyramid Highway from Egyptian Drive to Calle de la Plata from four lanes to six

lanes by 2030

These improvements were included in the 2030 background conditions analysis.

The Pyramid Highway/Calle de la Plata intersection meets the Peak Hour and Four-Hour Vehicle

Volumes signal warrants (MUTCD) based on existing traffic volumes. In addition, the traffic
analyses for the three planned/approved projects listed above all discuss the need for a traffic

signal at the Pyramid Highway/Calle de la Plata intersection, as well as the Spanish Springs Area

Plan. Therefore, under 2030 conditions, the study intersection was analyzed with a traffic signal.

The necessary intersection lane configurations, including left and right-turn pockets, were

determined based on the 2030 background conditions AM and PM peak hour analysis. It is

MPA15-004 & RA15-006
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reasonable to assume that these improvements would be constructed with the RTP planned

widening of Pyramid Highway and Calle de la Plata.

Figure 5 shows the 2030 background traffic volumes and the assumed intersection lane

configurations.

2O3O LEVET OF SERVICE

Intcrsecdons

Table 1.0 shows the 2030 background conditions intersection level of service results, and the

detailed calculation worksheets are provided in Attachment 2.

As shown in Table 10, the Pyramid Highway/Calle de la Plata will operate at LOS D or better

during the AM and PM peak hours with the 2030 background traffic volumes and proposed

intersection lane confi gurations.

Roadway Scamcnts

The 2030 daily roadway segment level of service results are shown in Table 11.

MPA15-004 & RZA15-006
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TABLE 10
EXISTING CONDMONS INTERSECNON LEVEL OF SERVICE RESULTS

Intersection Control Typ"t
AM Peak Hour PM Peak Hour

Detay2 LOS Delayz LOS

Pyramid Hiqhwav/Calle de la Plata Siqnal 26 c 43 D

{otes: 'SSSC = Side Street Stop Control
2 Delay is reported in seconds per vehicle for the overall inteaection (worst movement) for unsignalized

ntersections.

Bold indicates unacceptable operations.
iource: Fehr & Peers, 2012
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As shown in Table 11, Pyramid Highway and Calle de la Plata currently will operate at LOS C with

2030 traffic volumes and proposed roadway improvements.

2O3O PLUS PROJECT CONDITIONS

2O3O PLUS PROJECT TRAFFIC VOLUMES AND LEVEL OF SERVICE

Vehicle trips generated by the proposed project were distributed to the surrounding roadway

network and added to the 2030 background traffic volumes for 2030 plus project conditions

analysis.

Intcrscctlons

Table 12 presents the 2030 plus project conditions intersection level of service results, and the

detailed calculation worksheets are provided in Attachment 2. Figure 7 shows the 2030 plus

project traffic volumes and lane configurations at the study intersections.

MPA15-004 & RA15-006
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TABLE 11
2O3O BACKGROUND CONDMONS ROADWAY SEGMENT CAPACTTY RESULTS

Roadway Location
Functlonal

Classificationl
Lanes

DailyTwo-Way
Traffic Volume

LOS

Pyramid Highway
South of Calle de la

Plata
HAC Arterial 6 47,t90 c

Pyramid Highway
North of Calle de la

Plata
MAC Arterial 4 26,010 c

Calle de la Plata
West of Pyramid

Hiohwav LAC Collector 4 10,730 c

Calle de la Plata
East of Pyramid

Hiohwav
IAC Collector 2 3,930 C

{otes: t 
LAC = Low Access Control, MAC = Moderate Access Control, HAC = High Access Control

iource: Fqhr & Peers,20L2
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As shown in Table 12, the Pyramid Highway/Calle de la Plata will operate at LOS D during the AM

and PM peak hours with the 2030 plus project traffic volumes and proposed intersection lane

configurations. The project driveway intersections are expected to operate at acceptable levels of

service during the AM and PM peak hours.

Roadway ScAments

Table 13 presents the 2030 plus project conditions daily roadway segment level of service results.

Figure 7 shows the 2030 plus project daily traffic volumes on the study roadway segments.

TABLE 12
2O3O PIUS PROJECT CONDITIONS INTERSECIION LEVEL OF SERVICE RESULTS

Intersectlon
Control
Typet

2030 Backoround 2030 Plus Proiect

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Delav" LOS Detayz LOS Delay' LOS Delavz LOS

Pyramid Highway/
Calle de la Plata

Signal 26 c 43 D 27 c 48 D

Calle de la Plata/
Driveway 1

sssc NA NA NA NA 2 (11) A (B) 2 (13) A (B)

Calle de la Plata/
Drivewav 2

sssc NA NA NA NA 1 (10) A (B) 1 (12) A (B)

rlotes: 1 
SSSC = Side Street Stop Control

2 Delay is reported in seconds per vehicle for the overall intersection (worst movement) for unsignalized
ntersections.

Bold indicates unacceptable operations.
NA = Not Applicable

iource: Fehr & Peers, 2012

MPA15-004 & RA15-006
EXHIBIT G



Ms. Sandra Waltman
May L0,2012
Page 22 o'f 23

As shown in Table 1.3, the study roadway segments will operate at LOS C with and without the
addition of project generated traffic.

CONCTUSIONS AND RECOMMENDATIONS

The Pyramid Highway/Calle de la Plata intersection currently operates at LOS F during the AM and
PM peak hours. Based on existing traffic volumes, the intersection meets peak Hour and Four-
Hour Vehicle Volume signal warrant criteria. The Spanish Springs Area plan recognizes that a

traffic signal is needed at the intersection to address the current situation.

The proposed project will increase delay at the Pyramid Highway/Calle de la plata intersection,
and degrade the overall intersection level of service from LOS C to LOS F during the AM peak

hour. If a traffic signal is not installed at the Pyramid Highway/Calle de la plata intersection prior
to construction of the project, the project should construct the traffic signal to accommodate
project generated traffic volumes. Note that since the traffic signal is necessary to accommodate
existing traffic volumes, the project should not be fully financially responsible for the
improvements, and should only be responsible for a fair share based on the traffic volumes
generated at the intersection by the project site.

MPA15-004 & RZA15-006
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TABTE 13
2O3O PLUS PROJECT CONDMONS ROADWAY SEGMENT CAPACTTY RESULTS

Roadway Locatlon
Functional

Ctassificationl Lanes
2030 Background 2030 Plus Project

DailyTwo-Way
Traffic Volume LOS

DailyTwo-Way
Traffic Volume LOS

Pyramid

Hiohwav
South of Calle de

la Plata
HAC Arterial 6 47,L90 c 4&630 c

Pyramid

Hiohwav
North of Calle de

la Plata
MAC Arterial 4 26,0t0 C 26,490 C

Calle de la

Plata

West of Pyramid
Hiohwav

LAC Collector 4 10,730 c 11,090 c
Calle de la

Plata

East of Pyramid
Hiohwav LAC Collector 2 3,930 c 6,2A0 c

rlotes: 1 
LAC = LowAccess control, unc = uoderate Rccess control, HAC = High a.ffi

iource: Fehr & Peers, 2012
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The RIP includes future regional roadway improvements to increase capacity on pyramid

Highway in the project vicinity. The RIP specifically indicates the following improvements:

Pyramid Highway - Widen from two lanes to four lanes, from Egyptian Drive to Calle de la
Plata by 2018

Pyramid Highway - widen from two lanes to four lanes, from calle de la plata to
Winnemucca Ranch Road by 2030

Pyramid Highway - Widen from four lanes to six lanes, from Egyptian Drive to Calle de la

Plata by 2030

The RIP does not include recommendations for specific intersection improvements, recognizing
that the specific intersection configurations should be determined at the time when the corridor is

improved and actual turning movements are known. The RIP projects listed above assume that
intersection upgrades will be accomplished with the widenings.

It is important to note that this analysis is conservative and comprehensive with regard to 2030
future traffic volumes because it assumes that, in addition to high background traffic arowth (up

to 5% per year at the Pyramid Highway/Calle de la Plata intersection), the following projects will
be built out:

Village Green Commercial Center (southeast corner of Pyramid Highway/Calle de la plata

intersection)

campo Rico Business center (north of calle de la plata along pyramid Highway)

Calle de la Plata Retail Project (northwest corner of Pyramid Highway/Calle de la plata

intersection)

In addition, the proposed project would generate significantly less traffic than the property built-
out under the existing zoning.

The 2030 analysis demonstrates adequate regional roadway improvements are planned to
accommodate regional growth, approved but not yet constructed projects near the pyramid

Highway/Calle de la Plata intersection, and the proposed project.
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August 28th,2015

Mr. Garrett Gordon, Partner
Lewis Roca Rothgerber, LLP
50 West Liberty Street, Suite 410
Reno, NV 89501

Re: 370 Calle De La Plata, APN 534-562-07
Infrastructure Feasibility Study Update

Dear Garrett:

Axion Engineering has reviewed the Infrastructure Feasibility Study prepared by Wood
Rodgers for the project know as Village at the Peak previously proposed for the above listed
property and have found that the study is applicable to the currently proposed single family
residential project. It is our understanding that the proposed residential project will consist of
1 19 single family residential units rather than 360 multi-family units originally planned for.

The following items however should be updated to reflect the single family residential project:

SANITARY SEWER

The single family residential project will generate approximately two thirds less sewage flow
than the multi-family project. Using the Washoe County Department of Water Resources
design criteria the revised peak daily flow is as follows:

TMWA WATER RIGHTS

Project Site: 39.83+/- Acres
Medium Density Suburban - 3 dwelling units per acre

o 39.83 x 3 DU/Acre: 119.49 units
o I l9 units assumed to be approximately 8,000 sf each
o Landscape (estimated) :2.0 AFY
o Per TMWA Rule 7:

o I +(1.1 +(10,000/LotSize)):
o I *(1.1 + (10,000/8,000)) : 0.4255 per unit
o 0.4255 * I 19: 50.64 AFY

Land Use Acreage Residential
Unit Count

Flow per

Unit
Average
Dailv Flow

Peaking
Factor

Peak Daily
Flow (sod)

Residential (MDS) 39.83 119 270
sod/unit

32,130
sod

J 96.390

Total 39.83 96,390

681 Edison Way Reno, NV 89502 775-771-5554c 775-856-3951f ,,&AV@g1,ie.ngpgitgCl
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Total Residential Water Riehts - 50.64 + 2: 52.64

o Total Water Rights if Surface rights are used:

52.64 * 1.11 : 58.43 AFY

Axion Engineering thanks you for the opportunity to submit this proposal and looks forward
to working with you toward the successful completion of the Quivera Lane project.

Sincerely,
Axion Engineering, LLC

9-"%
Gary K. Guzelis, P.E.

681 Edison Way Reno, NV 89502 775-771-5554c 775-856-3951f .,garv(Aaxioqeneireeri
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Village at the Peak Master Plan Amendment
lnfrastructure Feasibility Report

PURPOSE

The purpose of this feasibility study is to fulfill the requirements of the Washoe County Spanish
Springs Area Plan (Area Plan) with respect to a Master Plan Amendment to land use.
Specifically, this report will address issues as outlined in the Spanish Springs Area Plan for
intensification and as shown below:

A feasibility study (hos) been conducted, commissioned and poid for by the appticonl
relative to municipal water, sewer and storm water that clearly identifies (1) the
improvements likely to be required to support the intensificotion, and (2) those
improvements have been determined to be in substantial compliance with all
opplicable existing facilities and resource plans for Sponish Springs by the Department
of Woter Resources. The Depaftment of Woter Resources will establish ond maintain
the standords and methodologies for these feosibility studies.

PROJECTTOCANON

The project area is located northeast of the intersection of Calle de la Plata and Pyramid Lake
Highway in Unincorporated Washoe County. The project encompasses one parcel (APN 534-
562-07, consisting of 39.831) owned by Sugarloaf Peak LLC. Please reference to location maps
included in the main application packet.

PROJECTDESCRIMON

The parcel to be intensified is currently a combination of 20 acres of lndustrial (l), 17.84 acres
of Commercial (C) and 1.99 acres of Open Space (OS) according to the Master Plan. The
proposed intensification will call for all 39.831 acres to be Suburban Residential to allow for
multi-family development. The Donovan Ranch subdivision (MDS) is north of the site, GR is

east of the site, Commercial (C) and lndustrial (l) are west of the site, and the Village Green
Business Park (BP), NC and OS are south of the site. Subheadings of this report will cover
various issues regarding the intensification including sanitary sewer, domestic water and
effluent water, existing and required infrastructure, onsite and offsite storm drainage issues,
FEMA flood zone information, and dry utilities including gas, electrig etc. Please reference to
applicable maps within the body of the main application packet for zoning, intensity, etc.

Page 1
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Village at the Peak Master Plan Amendment
lnfrastructu re Feasibility Report

DOMESNCWATER

The domestic water system within the area is under the jurisdiction of the Washoe County
Department of Water Resources (WCDWR). Domestic wells in the area and wholesale water
purchase from the Truckee Meadows Water Authority (TMWA) provide water to the WCDWR
system. The following outlines possibilities with respect to domestic water service for the
property in the ultimate build out condition. Although the following represent possibilities for
service and storage in the area, a "Discove4/' will be necessary through WCDWR to determine
the full extent of necessary improvements/upgrades to the existing system, if any, and possible
necessity of two-way service to the site so that lines brought to the site are not radial (dead-
end):

Service

A 12" water line exists parallel to the west side of Pyramid Highway approximately
1,715 feet west of the northwest corner of the subject property. lssues with this
line include the need for a private easement from the owners of APN 534-571-01
and M, encroachment permit and jack and bore with respect to Pyramid Highway
NDOT right of way, and capacity in the existingt2" lineto service the site.

A 15" water line exists at the intersection of El Caballo Trail and Calle de la Plata

east of the site. This line is a second line to the Spring Creek Northeast water
storage tank. Construction of this connection could be completed within the
Right-of-Way of Calle de la Plata outside of the existing pavement limits, but
requires approximately 2,500 lineal feet of water line to be constructed.

Storage

o The 2 million gallon (MG) Spring Creek Northeast water storage tank is located
approximately 1 mile from the subject propefi in the eastern portion of the
Donovan Ranch project.

Please reference to Figure 1 for locations of potential connection points for domestic water.

Page 2
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Village at the Peak Master Plan Amendment
Infrastructure Feasibility Report

SANTTARYSEWER

Sanitary Sewer exists to the north and west of the subject propefi. The sanitary sewer system
within the area is under the jurisdiction of Washoe County Department of Water Resources
(WCDWR). The following outlines possibilities with respect to sewering of the propefi in the
ultimate buildout condition:

Option 1 is to utilize the existing sanitary sewer line in the southwest cul-de-sac of
the Donovan Ranch development. This line services approximately 390
residential units of Donovan Ranch and ultimately is a 10" line which runs north
parallel to Pyramid Highway to the existing pebble creek lift station. The 10" line
and the lift station and subsequent force main would need to be analyzed for the
additional sewage flow that would be placed in to it due to development of the
subject property. This option would require approximately 2,300 lineal feet of
offsite sanitary sewer to the site, and a private easement from the owners of 534-
571-0L. Additionally, the cul-de-sac right of way and the northern property
boundary of the subject property is separated by private property owned by
Washoe County which would require an easement from Washoe County.

option 2 is to construct approximately 2,500 lineal feet of sanitary sewer west on
calle de la Plata fiack and bore would be required under pyramid Highway as it an
Nevada Department of Transportation (NDor) right of way)to an existing g" line
approximately 900 feet west of Pyramid Highway in west calle de la plata. Again
this line would need to be analyzed for the additional sewage flow that would be
placed in to it due to development of the subject property. As the alignment
would utilize existing washoe county and NDor rights of way, encroachment
permits would be required, but no private easements.

option 3 would be to utilize both option 1 and option 2 should greater capacity
be needed.

Page 3
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Village at the Peak Master Plan Amendment
I nfrastructure Feasibility Report

Total Sanitary Sewer outflow from the proposed intensification is as follows (residential unit
count for project is 360 multi-family units):

Land Use Acreage

(acres)
Residential

Unit Count

Average

Daily Flow
Average Daily
FIow (gpd)

Peaking

Factor

Peak Daily
Flow (gpd)

Residential
(HDs)

39.83 350 270

epd/unit
97,200 3 291,500

Total 39.83 97,200 291,600

* Flow rates per WCDWR Draft Sewer Design Standards. Please reference to the Appendix.

Please reference to Figure l for locations of potential connection points for sanitary sewer.

For purposes of comparison, an 8" sanitary sewer line at the minimum slope of O.5% at75%
capacity (minimum slope and maximum capacity per WCDWR standards) can accommodate
approximately 545,500 gallons per day (gpd). A 10" sanitary sewer line at the minimum slope
of 0.33% at75% capacity can accommodate approximately 803,000 gpd. lt should also be

noted that the sanitary sewer within the area is under jurisdiction of WCDWR. However,
sanitary sewer from this area feed south into the City of Sparks system and ultimately feeds to
the Truckee Meadows Water Reclamation Facility (TMWRF). Through an interlocal agreement
with the City of Sparks, WCDWR applies a reduction factor to the sewer connection fee of 75%,

bringing the fee from $5,400 per residential unit to 54,050. A connection fee in the amount of
55,618 per residential unit is then required to be paid to the benefit of the City of Sparks for
use of their system. As it appears that the proposed intensification will not increase the total
unit amount within the Area Plan, the total unit count with this intensification should fall
within the agreement parameters.

DRYUIUNES

NV Energy currently has electrical and gas mains running parallel to the west side of Pyramid

Highway servicing properties to the north. ln order to gage whether or not additional
infrastructure would be necessary to service the subject property, a discovery would need to
be performed by NV Energy, but is not anticipated.

Please reference to Figure l for locations of potential connection points for dry utilities.

Page 4
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Village at the Peak Master Plan Amendment
lnfrastructure Feasibility Report

RECI.AIMEDWATER

Should Reclaimed Water be used for irrigation within the future development of the site,
infrastructure under the jurisdiction of the City of Sparks exists within Calle de la plata west of
Pyramid Highway.

Please reference to Figure l for locations of potential connection points for Reclaimed Water.

FEMA FrOOD ZONE MmGAION/STORM DRATNAGE

FEMA Flood Zone Mitigation

The North Spanish Springs Detention Facility (NSSDF) and associated appurtenances, including
a sedimentation basin, were constructed in the late 2000's to alleviate flooding concerns west
of Pyramid Lake Highway. The sedimentation basin and channel are just south of the site, and
channelize water from the Griffith Canyon drainage (Spanish Springs wash) east of the site.
FEMA flood zone maps have been updated to account for the detention facility. However, a
FEMA designated Flood Zone AO with a Depth of 1 foot still inundates portions of the southern
portion of the site (reference to Figure 2 for potential necessary drainage facilities, detention
and reference the Appendix for FEMA information). lt is anticipated that a trapezoidal channel
will need to be constructed along the eastern perimeter of the site to channelize the flood
flows west along the north side of Calle de la Plata, and a culvert will be constructed under
Calle de la Plata to convey flows to existing channel along the south side of Calle de la plata and
ultimately the sedimentation basin. At the time of final design for the site, a Conditional Letter
of Map Revision (cLoMR) should be prepared and submitted to FEMA for approval. After
construction of the facilities a Letter of Map Revision (LOMR) should be prepared and
submitted to FEMA for approval, and the area of Zone AO can then be removed from the site.

Storm Drainage

The portion of the site described previously naturally drains to the southwest for eventual
outflow south and west. The remaining portion of the site naturally drains to the northwest
for eventual outflow to the Boneyard Flat area. Final design of the site should include a
trapezoidal channel that will cut off existing flows from the east and carry them to the
northwest corner of the site. As the site is designed and developed, it is anticipated that storm
drainage facilities onsite will drain to the channel and to the northwest. As increases in peak
flows and volumes from storm drainage will need to be mitigated to the existing condition, a
detention/retention basin is anticipated at the northwest corner of the site. Flows will then be
released as per the existing condition to the adjacent parcel to the west (ApN 534-571-01)
either via sheet flow or in conjunction with the property owner in a channel to the north and
west across said parcel.

Page 5
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Village at the Peak Master Plan Amendment
lnfrastructure Feasibility Report

TMWA WATER RIGHTS - METHODOLOGY FOR CATCUIATII{G DEMAND AND WATER RESOURCES

REQUIREMENTS - WATER RIGHTS SUBJECT TO TMWA RUIE 7

ProjectSite: 39.831Acres
Suburban Residential -Total Unit Count- 360 Multi-Family Units

o 360 multi-family units - 0.12 AFY/per unit = 360 xO.72= 43.2 Aty
o Landscape (estimated) = 9.0 AFY

o TOTALWATERRIGHTSRESIDENTIALAREA

+ 9.0 = 52.2

TOTAL WATER RIGHTS WITH 1.11TRUCKEE RIVER RIGHTS MULTIPLIER
o SZ.Zxt.tt =FSrlE

* See Appendix forTMWA Rule 7 excerpts.

** Should reclaimed water be used for irrigation purposes, applicable landscaping water rights
would not be required. However, City of Sparks' reclaimed rights may need to be secured.

coNcrusroN

ln conclusion, the findings included in this lnfrastructure Feasibility Report support the
requirements of the Area with respect to a Master Plan Amendments, specifically, (1) the
improvements likely to be required to support the intensification, ond (2) those improvements
have been determined to be in substontial compliance with oll applicoble existing focilities ond
resource plans for Spanish Springs by the Depaftment of Water Resources.

Page 6
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(WATER/SEWER/RECLAIMED WATER/DRY UTILITIES EXHIBITI

FIGURE I
VILLAGE AT THE PEAK MASTEB PLAN AMENDMENT
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(FEMA/STORM DRAINAGE EXHIBITI

FIGURE 2
VILLAGE AT THE PEAK MASTER PLAN AMENDMENT

INFNASTNUCTURE FEASIBILITY STUDY
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Exhibit H: Public Correspondence

MPA15-004 & RZA15-006

From: dog karma777@sbcglobal.net

Sent: Thursday, November 05, 2015 12:40 PM

To: Pelham, Roger; Mullin, Kelly

Cc: karma777@sbcglobal.net
Subject: Re : CITIZEN I N PUT //corrected version

Corrected version, please use this version. Thanks Dan On

Nov 5, 2015, at t2:25 PM, dog <karma777@sbcglobal.net>

wrote:

> Nov.5, 2015

> Please include my written inputs for both projects, 350 &370 Calla de la Plata. My inputs are the same for both
applications as they are essentially asking for the same Residential up Zoning.

> Ref: Spanish Springs Area Plan.

> 1. The SS area plan clearly calls for a "TransitionZone" that is not being applied to these residential up zoning
requests. The SS area plans Character Statement paragraphs 2&3 address this issue. "The Suburban core,
together with the transition zone, will be known as the Suburban Character Management Area (SCMA)". I see no

Transition Zone mitigation in the applications. The SS Area Plan Character Statement clearly states "This area will
contain all commercial land use designations and residential densities greater than one unit per ten acres". There
are numerous large lot (1Oacres) parcels adjacent to to these requested up zoning applications with no Transition
Zones. lownal0acreparcelthatiszonedGR,lduperparcel. lfeelitisunfairtotheexistingpropertyownersto
zone MDS 3du per acre next to existing parcels that are zoned 1du per ten acres. Again there are no Transition
Zones. The Transition Zones are a part of and are included in the SS SMCA.

> Recommendation: Apply a Transition Zone of LDS ldu per acre adjacent to all existing developed property.
This will provide a buffer that is more acceptable.

> 2. LDS (1du per acre) versus requested MDS (3du per acre) up zoning on the East side of Pyramid Highway.
When the SS area plan was drafted the intent was to keep the land in the SS SCMA on the East side of Pyramid
Highway zoned to a maximum density of LDS (1 du per acre). I was directly involved as a citizen in its drafting
along with County Staff and the SS CAB.

> Paragraph 2 of the Character Statement states: "This suburban core includes a broad mix of non-residential
uses together with residential densities of up to three dwelling units per acre." lt further states: "These
suburban land uses are located predominately, but not exclusively, on the West side of Pyramid Highway."

> Currently there are no MDS (3du per acre) zoned property on the East side of Pyramid Highway. I am concerned
that if we let these developers increase their properties zoning to MDS it will open up any other developer on the
East side of Pyramid Highway to use the MDS zoning. This will set a bad precedent.

> Recommendation: Keep LDS (1du per acre) the maximum zoning density on the East side of Pyramid Highway
as anticipated in the SS Character Statement.

MPA|5-004 & RZA|5-006
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Exhibit H: Public Correspondence
MPA15-004 & RZAL5-006

> Please deny the requested up zoning request of MDS (3du per acre) and limit the applications to LDS (1du per
acre). Also require the developments to comply with the Transition Zones addressed in the SS Area Plan
Character Statement.

> 3. Water. Both developers said that their water rights are Truckee Meadow water rights. The developers both
said that they will not be using groundwater. This is technically correct but not true. I requested from County staff
to have TMWA attend our 4 Nov 2015 CAB to brief the citizens on the SS area water system. They could not
attend. I know that there are 3-4 commercial wells that supplement water use during high peak times. The
citizens that are on wells are concerned about the water table level with significantly higher density. Seems that
no one wants to be straight up about our valley's water. The developers do not know how it works, nor county
staff.

> Recommendation: Have TMWA available for the Planning Commission to brief the board if questions arisel

> Respectfully Submitted,

> Dan Herman
> Campo Rico Ln

MPA15-004 & RZA15-006
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BFIAN SANDOVAL, Govemor

STATE OF NEVADA

DEPABTMENT OF TBANSPORTATION

District ll
310 Galletti Way

Sparks, Nevada 89431
(r70 034t3fit rtu\ 010 8344390

September 25,2A15

RUDY iI|ALFABON, PE., Arcclot

MPAt5-003
MPAIs-004

Sugarloaf Estates

r. ul *r$la

MPA15-004 & RZA15-006
EXHIBIT I

Washoe County Community Service Department
Planning and Development Division
P.O.Boxlll30
Reno, NV 89520-0027

Aftention: Ms. Kelly Mullin, Planner

Dear Ms. Mullin:

I have reviewed the master plan amendment to the Washoe County. I have the following
comments:

Priorto any grading adacentto the Nevada Departrnent of Transportation right-of-wa5 a
Drainage Report, including a grading plan, and a Drainage Form must be submitted to the
Permit office. A Drainage Information Form is attached, Please contactthe Permit Office at
{775) 834-8330 for more information.

The Nevada Department of Transportation will require an occupancy permit for any work
performed within the State's right-of-way. Please contact the Permit Offrce at(775)834-
8330 for more information regarding the occupancy pennit.

Developer is encouraged to coordinate traffic study review and seekNDOT traflic study
approval early in the development planning process. It is likely the volumes created with
these projects will wamant the installation of the traffic signal or alternative traffic mitigation
at the intersection of SR 445 and Calle de la Platta.

It appears the proposed development could have significant impact to SR  as (Pyramid
IJwy). NDOT currently does not have plans to upgrade this roadway. NDOT suggest
considering any potential impact to the roadway and any required mitigation. Any required
mitigation will require a permanent encroachment permit and appropriate coordination with
NDOT District II staf[, NDOT Headquarters Traffic stafi, and NDOT Headquarters Design
staff.

SR 445 (Pyramid Hwy) has a posted speed of 55 mph through the project limits. A
deceleration/right turn lane will be required from northbound SR 445 to eastbound Calle de la
Platta.

Lefr turn/deceleration lanes will be required on southbound SR 445 to eastbound Calle de la
PIatta.

ZIIRAFFIOAt'ital20t0 '20t{tDetld4mefl RBvievr20ls\ll{aslrocComMSn.|45 Ca[c doh Plala.srrgalof Estates.doc
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7. The state defers to municipal government for land use development decisions. Public
involvernent for Development related improvements within the NDOT right-of-way should
be considered during the municipal land use development public involvement process.
Significant public improvements within the NDOT right-of-way developed after the
municipal land use development public involvernent process rnay require additional public
involvement. tt is the responsibility of the permit applicant to perform such additional public
involvement. We would encourage such public involvement to be part of a municipal land
use development process.

Thank you for the opportunity to review this development proposal, The Department reserves
the right to incorporate further ehanges and/or comments as the design review advances. I look
fonrrard to working with you and your team, and completing a successful project. Please feel free
to me at (775)83+8320, if you have any further questions or comments.

File
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ffi REctoNAr TRANsx)RTAnoN comriusstoN
Metropotitnn Plannlng . Publlc Ttansgortatlon 6 Operatlotts . Enghrccrhq & Constmctlon

\@ MclroPolilin J'lanning Organir,rlion of W+shoe Countp No'oda

October6,2015 FH: Chrono/PL 183-15

Mr. Hoger Pelham, Senior Planner
Community Seruices Departrnent
Washoe County
P.O. Box 11130
Reno, NV 89520

RE: MPA15-004/RZA15-006 (Sugarloaf Banch Estates)

Dear Roger,

The applicant ls requesting a master plan amendment and a regulatory zone amendment on
approximately 39.84 acres looated on the north side of Calle de la Plata Drlve east of Pyramld Highway.

The Regional Transpot'tatlon Plan (RTP) ldentifies Pyramid Highway from Queen Way to Calle de Plata
Drive as an arterial with high a@ess control (HAC). Calle de la Plata Drive, east of Pyramid Highway is
not designated as a regional road. To maintain arterialcapacity, the following RTP acbess managem-ent
standards should be rnet.

^ and minor arteriab ope nlhg at or brlow $rr'pollry terrel of servirr
' Mnlmun e lgnal rpaclng lr for phnnlng puPoses onlg additionel anelyds must bo mrde oI propored nrw elgnrls h hc context of
- Flutne d signalizcd hte nactonr, snd other ruhv&t frctor impaclins conidor levct ol roNicc,^ phnne d signalizcd hte nactonr, and other ruhvant frctor impacling conidor levct ol roNicc,
' Mintnum spadng fiom r'qnalized lntsnodrbnr/sprdng ohrr drivlwiyr,
' ll hars are more than g0 inbound, dght.fum movamenta durlng 0rr psak.llour.

The policy Level ol Servlce (LOS) standard for Pyramid Highway is E. New intersections or changes to
existlng intersections shall be designed to provide a level of seruice conslstent with malntalning the policy
level of service of the intersecting corridor. This project should be required to meet all the conditions
necessary to complete road improvements to maintain policy LOS standards.

The 2035 RTP ldentifies the section of Pyramid Highway from Sparks Boulevard to Calle de la Plata
Drive as a future 6-lane freeway as part of the Pyramid Highway/Sun Valley/US 395 Connector, Deslgn
and right of way are anticipated in the 2023-2035 timeframe with the construction after 2035. The
Federal Hlghway Admlnistration, in cooperation with the Nevada Department of Transportatlon (NDOT)
and the HTC, has lssued a draft Environmenta! lmpact Statement for the proposed US 39s/Pyramid
Connection. For more information, please see the website at PvramidUSSg5Connection.com. For
further information on the US 395 Connector, please contact Doug Maloy at 335-1865

BTC Board: NeomaJatdon (Chair) . Ron Smith Mrce Chai0 . Bob Lucsy . Paul McKende , Vaughn Hartung

PO 8ox 30002, Reno, NV 89520 . I 105 Termlnal Way, Hono, tW 89502 . 775-348+100 . rtcwasho€.com
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Page 2 MPAI 5-004rF2A1 5'006 (Sugarloaf Ranch Estates)

The Traflic lmpact Study CIIS) prepared by Tratlic Works dated September 15, 2015 was submitted with
the application. The study analyzed the two access points on Calle de la Plata Drive serving the project
development and the intersection at Pyramid Highway,

A review of the Traffic lmpact Study [IlS) found the followlng:

1. The TIS evaluated the Manualon Uniform Traffic Control Devices (MUTCD) tratfic slgnalWanant
2 - Four-Hour Vehicular Volumes and Warrant 3 - Peak Hour for the Pyramld Hlghway/Calle de
la Plata Drive intersec'tion under the existing and existing plus project conditions.

a. When evaluating traffic volumes for traffic signal warrants, it ls accepted practice to
dlscount right turn traffic from the total minor-street approach volume. Right turn traffic
can generally proceed wlth minimal delay without a traffic signal.

b. The Four-Hour signal wanant indicates that at least four hours ol tratfic data lie in the
signal-wananted region. However, discounting right turns from the side street traffic drops
the two peak hours below the warrant, Although data for the other two hours (non-peak)
are not included, it is likely that they would also fall below the threshold, resulting in a
conclusion of the signal not being wananted.

c. The MUTCD states that he Peak Hour Warrant ushall be applied only in unusual cases,
such as oflice complexes, manufacturlng plants, industrial complexes, or highoccupancy
vehicle facilities that attract or discharge large numbers of vehicles over a short tlme.'
Therefore, the Peak HourWarrant does not apply to a resldential project.

2. Traffic signal wanants are not met with the existing or existing plus project tratfic volumes.
Additional new development currently under review in the vicinity of Calle de la Plata Drive may
increase traffic volumes related to the MUTCD Four-hour Vehicular Volumes Wanant. Additional
analysls should be provided to determlne if warrants are met, in addition to the evaluation of
altemative intersection designs, intersection ahead wamlng slgns/detectlon, enhanced
intersection lighting, etc.

The land use data ln the RTC's travel demand model does not include any residential grov'tth. lf this
proiect is approved, we will adjust our travel demand model lncreasing the land use growth in the TAZ.

Thank you for the opportunlty to comment on this project. lf you have any questions, please feel free to
contact me at 335-1918.

Sincerely,

QJ,-,-.^
Debra Goodwin
Planning Administrator

DG{rn

Coples: Blll Whltney, Washoe County Community Seruices Department
Marchon Miller, Regional Transportation Commission
Tina Wu, Hegional Transportatlon Commlssion
David Jickling, Regional Transportation Comrnlssion
Julie Masterpool, Flegional Transportatlon Comrnission
Doug Maloy, Hegional Transportation Commission
Janelle Thomas, Nevada Departnent of Transportation District ll
Jeremy Smith, Truckee Meadows Regional Planning Agency

641 Sugarloal Ranch Estates
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* Howard Rosenberg + Llsa Ruggerlo t NIck smlth * Tracl Davis, fnterim superlntendent

05 Octobet2075

Roger Pelham, Seniot Planner
'STashoe Corxrty Community Services Dept
1001 E. 96 Stteet
Reno IrI\I 89512

RE: MPA 15-004 andP.ZA 15-006 (Sugatloaf Ranch Estates)

Dear Mt Pelham,

The rilTashoe County School Disttict estimates that the proposed zone change on &e 39.84-acrc
subiect property will rcsult in the possibility tor'1,20 new single-family units, rrhich will have some

impact on WCSD facilities. This ptoject is curently zoned fot the following schools:

Alyce TaylorElementary-252 Egyptian Drive, Sparks NV 89431

Opened in 1990

o Capacity = 643
o 2A7*2015 Entollment* = 614 (95% of capacity)
o Portable units onsite - 2 (4 total classtooms) - Provides temporary space for up to 100

students. Flowevet, pottables do not provide additional lunchtoom, computer lab ot
playground space and ate intended to be temporary measutes to be uscd ptiot to neu/ school
construction. !7CSD does not currently have a sufficient funding source for new school
consttuction.

e Estimated project impact = 33 new ES students (120 single-family units x 0.277 students

per unit - 33) - Project will increase enrollment at Taylor to l01;Yo of. capacity.
o Special Programs - Taylor has 1 classroom dedicated to special education programs, which

teduces the capacity of the school.
. Overcrowding Strategy - Oo September 22,20L5, the WCSD Bozud of Trustees set7200h

of capacity as t}'e conversion thteshold fot elementary schools to be converted to a multi-
ftack year-round calendar, which increases effective capacity of the school by apptoximately
25%. This policy will go into effect as of the 2017-2018 school year. Taylor is cutrently at
95% of base capacrty for the 20742015 school year 2075-2076 Count Day enrollment
numbers may be higher

w
@5dA

MPA|5-004 & RZA15-006
EXHIBIT I



Sharv Middle - 600 Eagle Canyon Drive, Spatks NV 89436 - Opened in2004
. Capacity = 1072

. 2014.2015 Emollment* = 1008 (94% of capacity)
o Potable units onsite - 2 (4 total classtooms) - Provides temPorary space fot up to 100

students. However, portables do not provide additional lunchtoom, comPuter lab or

playground/field space and are intended to be temporaty lneastues to be used ptiot to new

ichool construction. WCSD does not crurently have a sufficient fuoditg soruce for ners

school construction.
o Estimated proiect impact = 8 newMS students (120 single-family units x 0.064 students pet

unit = 8) - Project will increase enrollment at Shaw to 950/o of capacity.

. Special Programs - Shaw has 3 classrooms dedicated to special educatiofl Programs, which

teduces the capacity of cetain classrooms vdthin the school.

o Overcrowding Strategy - The Shau, property may be able to accotnmodate additioaal

portable classtoom r:nits if necessary. The caveat regarding the trpo existing porable
classtoorns applies to any additional units.

Spanish Springs High - 1065 Eagle Canyon Ddve, Sparks NV 89436 - Opened in 2001

o Capacity - 2160

o 20L4-2015 Enrollment'rc = 2315 007% of capaciry)
o Portable units onsite = 5 (10 total classtooms) - Ptovides temporary space for up to 250

students. However, portables do not ptovide additionallunchroom, computet lab, padring or
sports field space and ate intended to be temporaty measlues to be used ptior to new school

c-onstnrction. !7CSD does not curtently have a sufficient furdirrg source for new schooi

construction.
o Estimated ptoiect impact = 16 new HS students (120 siogle-famiiy units x 0.136 shrdents

per unit = 10 - Project will increase enrollmeot at Spanish Springs to 108% of capacity.

o Special Progtams - Spanish Springs has 4 classtooms dedicated to special education

programs,'qzhich reduces the capacity of certain classrooms rpithin the school.

o Oyercrowding Sttategy - Topography and pa*ing constraints may not ptovide enough

space for additional potable classroom units on the Spanish Spritg High SchoolProPefiy.

*Official 20$A016 enrollment numbers ate not available as of the date of this teview but ate

anticipated to be higher at many schools. The District has tecently inttoduced the Data

Gallery that provides details of WCSD buildings including capacity, overctowding, rcpait
needs, upcoming proiects, and more. The Data Gallery cafi. be found at:

http: / / datagdleqf .washoeschools.tret /

Recommended nfCSD Condition for MPA 15-004 and RZA 15-006 (Sugarloaf Ranch Estates):

A disclosure shall be made by the developet to each homebuyer on their closing documents

thatkt2 students in this subdivision may be assigned to the nearest \ffCSD school(s) with
available capacity in the event that the zoned schools cannot accommodate additional
students.

Thank you fot the oppo*unity to com.rnent

MPA15-004 & RZA15-006
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MikeBostet
SchoolPlaonet
t4l0l OldVirgiaia Road
RenoIWUSA 89521

Washoe CouatF School District Capital Ptoiects
775.789.3810
mbostet(furashoeschools.net
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Amy Ray
Fh'e Marshnl

TimLeighton
DioisionAief

Charles A. Moore
Fire Clief

October 7,zOLs

Washoe County Community Services Department
1001East Ninth Street
Reno, NV 89572

Re: Master Plan Amendment Case No. RZA 15-006 (Sugarloaf Estates)

The Truckee Meadows Fire Protection District (TMFPD) will approve the above MPA with the following
conditions:

. Any developments on the properh/ shall meet the requirements of WCC 60.

o Plans shall be submitted for review and approval to TMFPD.
o A Vegetation Management Plan is required for the project in accordance with the requirements of the

lnternotionol Wildland Urban lnterface Code, 2072 Ed. shall be submitted for approval by TMFPD.

o HOA and CC& R requirements and conditions shall be submitted for review, comment and approval by

TMFPD prior to recording, adoption and use.

o Minimum cul-de-sac radius shall be 45 feet for fire department use.

o Rolled curbing is required on roundabouts for fire department use.

o Emergency/secondary emergency access shall be provided for the project, not contingent on future
adjacent project development, but at time of the submission of the subdivision map. This easement shall

be maintained by the subdivision and shall meet the requirements for access in accordance with WC

Code 60.
. Open spaces and drainages shall be maintained in accordance with WC Code 60 and conditions placed in

the HOA and CC&R documents ensuring vegetation management and maintenance.

Please contact me with any questions at (775) 326-6005.

Thank you,

Amy Ray

Fire Marshal

MPA|5-004 & RZA15-006
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Anry Ray
Fire Mnrshnl

Charles A. Moore
Fh'e Clicf

October 7,20!5

Washoe County Community Services Department
1001East Ninth Street
Reno, NV 89512

Re: Master Plan Amendment Case No. MPA 15-004 (Sugarloaf Estates)

The Truckee Meadows Fire Protection District (TMFPD) will approve the above MPA with the following
conditions:

. Any developments on the property shall meet the requirements of WCC 50.
o Plans shall be submitted for review and approval to TMFPD.
o AVegetation Management Plan is required forthe project in accordance with the requirements of the

lnternotiondl Wildlond Urban lnterfoce Code, 2072 Ed. shall be submitted for approval by TMFPD.
o HOA and CC& R requirements and conditions shall be submitted for review, comment and approval by

TMFPD priorto recording, adoption and use.
o Minimum cul-de-sac radius shall be 45 feet for fire department use.
o Rolled curbing is required on roundabouts for fire department use.
o Emergency/secondary emergency access shall be provided forthe project, not contingent on future

adjacent project development, but at time of the submission of the subdivision map. This easement shall
be maintained by the subdivision and shall meet the requirements for access in accordance with WC
Code 60.

. Open spaces and drainages shall be maintained in accordance with WC Code 60 and conditions placed in
the HOA and CC&R documents ensuring vegetation management and maintenance.

Please contact me with any questions at (775) 325-6005.

Thank you,

Amy Ray

Fire Marshal

MPA15-004 & RZA|5-006
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Pelham, Roger

From:
Sent:
to:
Gc:
Sublect:

Corbridge, Kimble
Tuesday, October 06, 2015 8:53 AM
Mullin, Kelly; Pelham, Roger
Searcy, Adam; Crump, Eric S; Smith, Dwayne E.;Vesely, Leo; Lawson, Clara
RE: MPA15-004 and RZA15-006 ltem 2

Sorry Kelly this was to go to Roger.

From: Corbridgg Kimble
Senb Tuesday, October 06, 2015 8:07 AM
To: Mullin, Kelly
Cc Searry, Adam; Crump, Eric S; Smith, Dwayne E.; Vesely, Leo; Lawson, Clara
SubJect: MPA15-004 and RZA15-006 Item 2

Kelly,
I have reviewed the referenced Master Plan Amendment and Regulatory Zone Amendment and have no

comments or conditions from the Roads perspective.

I nx,

Kimble

Kimble O. Corbridge, P.E., CFM

Washoe County Community Services Depaftment
l(Corbridse@washoecountv.us I o775.328.2041| f 775.328.3699 I 1001 E. Ninth St., A-255,

Reno, NV 895L2

Connect with us: cMa-il I Twitter I Facebook I www.washoecounU.us

MPAI5-004 & RZA15-006 .
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Washoe County
GOMMUNITY SERVIGES DEPARTMENT

Engineering and Capital Projecfs

November 3,2015

To: Roger Pelham, Senior Planner, Community Services Departnent

From: Timothy Simpson, P.E., Environmental Engineer II

Subject Master Plan Amendment MPA15-004 and
Regulatory Zone Amendment MA15-006
Sugarloaf Ranch Estates APN: 534-562-07

lh-9 Cgmntunity Services Department (CSD) has reviewed tlrc subject opplication and has the
following comments:

The applicant is requesting to amend the Spanish Springs Area Plan. The amendment request
would redesignate one property of *39.83-acres from a mix of Indushial Q, Commercial (C)
and Open Space (OS) to Subulban Residential (SR). See attached map. The subject property is
located on the north side of Calle De La Plata approximately 1400 feet east of the intersection of
Pyramid Highway and Calle de la Plata and is within the Suburban Character management Area
(SCMA) of the Spanish Springs Area Plan.The subject property is within the unincorporated
portion of the Washoe County Truckee Meadows Services Area (TMSA).

SEWAGE COLLECTION CONSIDE.RATIONS

The properties listed on this Master PIan Amendment are within Washoe County's
sewer service area.

The applicant's Engineer shall provide a sewer report to the DWR to ensure the
proposed density increase by the land use change does not adversely affect any sewer
infrastructure.

CONCLUSTON

The CSD is current preparing a facility plan for the Spanish Springs Area. This
document identities the potential for significant off-site sewer improvements that the
Applicant will need to construct in order to obtain service from the Community
Services Department.

MPA15-004 & RZA15-006
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Washoe-Storey
Conservation

District

Natural Resource
Conservation Service
1365 Corporate Blvd.

Reno, NV 89502

Tel: (775) 857-8500
ext.131

Fax: (775) 857-8525

Board of Supervisors:

Bret Tyler
Chairm

James Shaffer

County Appointee

Kevin Roukey

Tory Friedmen
Su

Spencer Scott

James Muntin
SuPerv

OPEN

Roger Pelham, MPA, Senior Planner
Kelly Mullin, Planner
Washoe County Community Services Department
Planning and Development Division
1001 E. Ninth St., Bldg. A
Reno,I{V 89512 September 29r2015

Subject: August Agency Review - Case Nos. - MPA15-003 (Sugarloaf Estates);
RZA15-005 (Sugarloaf Estates); MPA15-004 (Sugarloaf Ranch Estates); RZA15-
006 (Sugarloaf Ranch Estates)

Roger,

Thank you for providing us the August Agency Review and the opportunity to review
and provide comments. We have reviewed the subject proposed projects as requested
and we have the following comments:

Master PIan Amendment Case Number MPA1$003 (Sugarloaf Estates)
The proposed project is to approve an amendrnent to the Washoe County Master Plarl
Spanish Springs Area Plan to change the Master Plan Designation on one parcel of +A
58.49 acres from a mix of Suburban Residential (SR), Industrial (I) and Commercial
(C) to Suburban Residential (SR). The proposed project is located on the north side of
Calle De La Plata, approximately 0.2 miles east of its intersection with Pyramid
Highway. We have the following comments and recommendations on this proposed
project:

i. The applicant states on page 14,paragraph 5 under the heading ofFuture
Development states..." As a common open space development, covenants,
conditions, and restrictions (CC&R's) will be recorded and a homeowners
association (HOA) will be created to maintain common areas and open space.
With the subsequent tentative map application, specific details will be provided
in regards to landscaping, fenoing, etc. The project will provide constancy with
the theming and development standards included in the Spanish Springs Area
Plan. Furthermore, by clustering units, conservation of natural resources,
especially water, will be achieved. It is envisioned that significant attention will
be given to xeriscaping and drought tolerant plantings within common areas. [n
terms of the central park, details as to whether this will be dedicated to Washoe
County or maintained by the HOA will be determined as part of thetentative
map review process." We recommend that the maintenance of common areas

should specifically include drainage ohannels and any flood detention basins
that may be constructed in the development area. We also recommend that the
developer be required to coordinate with the Washoe/Storey Conservation
Dishict to select an appropriate seed mix and other plantings to be used in the
development site,

2, LUT.9.i discussed on page 39 in items a. V and VI state..." Provide financial
assurances for any proposed improvements within the open space and Provide
mechanisms to assure perpetual maintenance of the open space"... We
recommend that the County require inclusion of maintenance of all drainage
channels and flood control detention basins in the financial assurances and
perpetual maintenance.

3. Planning and Development Master Plan Amendment, Application Master
Plan Amendment Supplemental fnformation - In response to Item 5, the
applicant states..."The site is undeveloped and contains flat temain with slopes

of less than2Yo. The property includes sagebrush, rabbit brush and native grasses. There are no

MPA|5-004 & RA15-006
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waterbodies, geologio hazards, cultural lesources or historical resources known on the properly.
Refer to the attached report for a detailed site analysis and photos of the existing condition"...
After an on-site inspection it was observed that there are several ephemeral washes on site, with
one, Griffith Canyon, that passes through the properly and bisests it. We recommend the County
require a complete set of plans illustrating the on-site drainage plan that will handle a 100-year
storm event.

4. Item 6a - Is the property located within the 100-year flood plain? - The applicant checked no.
Our review of the County Assessors FEIvIA flood plain maps indicates that the lower third of the
property is within the 100-year flood plain. We reoommend the County require the applicant
revise their application and include design information on how they intend to handle on-site
drainage for this event. During this past year this area experienced several flooding events, We
recommend that the County require the applicant to construct appropriate sized frapezoidal
ohannels on the property to channelize the potential flood flows so that they confluence with the
existing appurtenances of the existing North Spanish Springs Detention Facility.

5. Item 6d - Does the property contain geologic hazards such as active faults; hillside or
mountainous areas; is subject to avalanches, landslides, or flashfloods; is near a stream or riparian
area such as the Truckee River, and/or an area of ground water recharge? The applicant cheoked
no. This area is subject to flash flooding. Just this past year the area experienced flash floods that
closed the road. Also there is an ephemeral stream that bisects the property. This area is within
HUC 16050102, Truckee - California, Nevada Basin. We recommend the County require the
applicant to provide plans that address how they plan to control flash flooding and the potential
for a 100-year flood event.

6. Item 9 - Water Rights Issues - The applicant has not provided any information with regards to
water rights issues. We are concerned that the County would approve a Master PIan amendment
without this information. We recommend that the County require the applicant revise their
application and provide the required information concerning waters rights.

7. Regulatory Zone Amendment Supplemental Information - Item 5 -Does the proper{y
contain development constraints such as flood plains or flood ways, wetlands, slopes or hillside in
excess of l1Yo, geologic hazards such as active faults, significant hydrologic resources or major
drainages or prime farmland? The applicant ohecked no. The tower third of the property is
within the 100-year floodplain and contains ephemeral channels that are subject to flash flooding.
As previously stated, we recommend the County require the applicant to provide plans that
address how they plan to control flash flooding and the potential for a 100-year flood event.

8. Item 7 - Water Rights Issues - The applicant has not provided any information with regards to
water rights issues. We are concerned that the County would approve a Master Plan amendment
without this information. We recommend that the County require the applicant revise their
application and provide the required information concerning waters rights.

Regulatory Zone Amendment Case Number RZA15-005 (Sugarloaf Estates)
The proposed project is to approve an amendment to the regulatory zone on one parcel on one parcel of
+/- 58.49 acres from a mix of Low Density Suburban (LDS), Open Space (OS), Indushial (I), and
Neighborhood Commerciat (NC) to Medium Density Suburban (MDS).The proposed project is located
on the north side of Calle De La Plata, approximately 0.2 miles east of its intersection with Pyramid
Highway. We have the following comments and recommendations on this proposed project:

All of our comments regarding the Master PIan Amendment Case Number MPAI5-003 apply to this
action as well.

Master Plan Amendment Case Number MPA15-004 (Sugarloaf Ranch Estates)
The proposed project is to approve an amendment to the Washoe County Master Plan, Spanish Springs
Area PIan to ohange the Master Plan Designation on one parcel of +1- 39,94 acres from a mix of Industrial
(I) and Commercial (C) and Open Space (OS) to Suburban Residential (SR). The proposed project is
located on the north side of Calle De La Plata, approximately 0.2 miles east of its intersection with
Pyramid Highway. We have the following comments and recommendations on this proposed project:

MPA|5-004 & RZA|5-006
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All of our comments regarding the Master Plan Amendment Case Number MPA15-003 apply to this
action as wel[, with the exception that the applicant acknowledged that the properly is within the 100-year

flood plain and in this case the applicant did provide water rights information.

Regulatory Zone Amendment Case Number RZA15-006 (Sugarloaf Ranch Estates)
The proposed project is to approve an amendment to the regulatory zone on one parcel on one parcel of
+l- 39.84 acres from a mix of Open Space (OS), Industrial (t), and Neighborhood Commeroial (NC) to
Medium Density Suburban (IvIDS). The proposed project is located on the north side of Calle De La
Plata, approximately 0.2 miles east of its intersection with Pyramid Highway. We have the following
oomments and recommendations on this proposed project:
All of our comments regarding the Master Plan Amendment Case Number MPA15-003 apply to this
action as well, with the exception that the applioant acknowledged that the property is within the 100-year

flood plain and in this case the applicant did provide water rights information.

If these Master Plan Amendments and Regulatory Zone Amendments are approved and the projects move
forward to tentative map we would appreciate to continue being included on the agenoy review list.

These are our comments and recommendations for the subject projects. We appreciate the opportunity to
provide comments and recommendations on projects that may have impacts on our natural resources.

Should you have any further questions please contact Kevin J. Roukey by phone at775-232-1571 or
email kevinj r-5 I @att.net.

Sincerely,

Kevin J. Roukey, District Coordinator
Washoe/Storey Conservation District

MPA|5-004 & RZA|5-006
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AX15-006: Attachment c /f*15- 006
RECEIVED

DEC 0I 20t5

,,*#,fniWE88r',t?rr*.,.

Community Services Department

Planning and Development

APPEAL APPLICATION

Community Services Department
Planning and Development

1001 E. Ninth St., Bldg A
Reno, NV 89520

Telephone: 775.328.3600



Washoe County
Appeal of Decision Application

Appeal oJ Decision by (Gheck one)

tr Board of Adiustment 0 Hearino Examiner

tr Desion Review Committee tr ParcelMap Review Committee

B Director of Buildins & Safety (NRS 278.310) El Planninq Gommission

tr Dlrector of Planninq and Ddvelopment B Code Enforcement Officer

Appellant lnformation

Name: Sugarloaf Peak, LLC/Applicant Phone: 775-321-3420

Address: 2777 Norlhtowne Lane Fax:775-823-2929

Email: ggordon@lnlaw.com

Citv: Reno State:NV Zio: BlSt2 Cell:775-762-6765

Orisinal Application Number: MPA1 S004 and RZA15-006 (the "Appllcatlons')

Proiect Name: Sugarloaf Ranch Estates

Proiect Location: APN 534-562-07

Date of decision for which aooeal is beino filed: Decemb er 1 ,2A15

State the specific action you are appealing:

The Planning Commission's denial of the Applications.

State the reasons why the decision should or should not have been made:

All of the findings were clearly made as discussed in the staff report authored by
Roger Pelham,

For Staff Use Onlv
AppealNumber; Date Stamp

Notes:

Staff:



Appellant lnformation (continued)

Cite the specific outcome you are requesting under the appeal:

We request that the Board of County Commissioners reverse the Planning
Commission's arbitrary and capricious decision and approve the Applications.

State how you are an affected individual entitled to file this appeal:

The Appellant is the propefi owner and applicant.

Did you speak at the public hearing when this item was considered? g Yes

ONo
Did you submit written comments prior to the action on the item being appealed? Et Yes

trNo

For time limitations imposed for the various types of appeals, please refer to the Washoe County
Development Code (WCC Chapter ll0) and Nevada Revised Statutes Chapter 278 (NRS 278).

APPELI-ANT AFFIDAVIT

STATE OF NEVADA

COUNTY OF WASHOE

I

b
that the foregoing statements and answers herein contained and the information herewith submitted are
in all respects complete, true and correct to the best of my
assurance or guarantee can be given by staff of the Planning

understand that no

(Notary stamp)

!"""",t""',,,,',',,,,,,
: /ffi. LAUBA p. BROWNTNG :

i qffir;ililH,;, flh;'il'il$J"ffifi i
)}if No: t2-&484.2. Epires August 3, e0t'6 !..,,,,,,..,,,,,",.,,,,i,,,,,,,,,,,,,.,.,,,.,,.,,,.,r...,,;



AXl5-006 Attachment D

Planning Commission Members

James Barnes, Chair
Sarah Chvilicek, Vice Chair

Larry Chesney

Thomas Daly

Roger Edwards

Philip Horan

Greg Prough

Carl R. Webb, Jr., AICP, Secretary

The Washoe County Planning Commission met in a scheduled session on Tuesday,
December 1,2015, in theWashoe County Commission Chambers, 1001 East Ninth Street, Reno,
Nevada.

1. *Determination of Quorum

Chair Barnes called the meeting to order at 6:30 p.m. The following Commissioners and staff
were present:

Commissioners present: James Barnes, Chair

Staff present:

Sarah Chvilicek, Vice Chair
Larry Chesney
Thomas Daly
Roger Edwards
Philip Horan
Greg Prough

William H. Whitney, Director, Planning and Development
Dwayne Smith, Director, Engineering and Capital Projects
Trevor Lloyd, Senior Planner, Planning and Development
Kelly Mullin, Planner, Planning and Development
Roger D. Pelham, MPA, Senior Planner, Planning and Development
Nathan Edwards, Deputy District Attorney, District Attorney's Office
Kathy Emerson, Recording Secretary, Planning and Development
Katy Stark, Office Support Specialist, Planning and Development

2. *Pledge of Allegiance
Commissioner Daly led the pledge to the flag.

3. *Ethics Law Announcement
Deputy District Attorney Edwards provided the ethics procedure for disclosures.

4. *Appeal Procedure
Director Whitney recited the appeal procedure for items heard before the Planning Commission..

Washoe County Community Services Department, Planning and Development Division
Post Office Box 11130, Reno, NV 89520-0027 -1001E. Ninth St., Reno, NV 89512

Telephone: 775.328.6100 - Fax: 775.328.6133
www.washoecou nty. us/csd/plann ing_and_development

WASHOE COUNTY
PLANNING COMMISSION

Meeting Minutes

Tuesday, December 1, 2015
6:30 p.m.

Washoe County Commission Ghambers
1001 East Ninth Street

Reno, NV



5. *Public Comment
Chair Barnes opened the Public Comment period. There was no public comment.

6. Approval ofAgenda
ln accordance with the Open Meeting Law, Vice Chair Chvilicek moved to approve the agenda
for the December 1, 2015 meeting as written. Commissioner Daly seconded the motion, which
passed unanimously with a vote of seven for, none against.

7. Approval of November 3, 2015 Draft Minutes
Commissioner Prough moved to approve the minutes for the November 3, 2015, Planning
Commission meeting as written. Commissioner Horan seconded the motion, which passed
unanimously with a vote of seven for, none against.

8. Public Hearings

A. Master Plan Amendment Case No. MPA15-005 and Regulatory Zone Amendment
Case No. RZAl5-008 - Hearing, discussion, and possible action:

1) To adopt by resolution an amendment to change the Master Plan Category on four
parcels of land totaling approximately 155 acres from a mix of Rural (R) (139.92 acres)
and Suburban Residential (SR) (15.07 acres) to 69.60 acres of Rural (R), 59.20 acres of
Rural Residential (RR) and 26.1 acres of Suburban Residential (SR); and

2) Subject to final approval of the associated Master Plan changes, to approve a resolution
recommending an amendment to the Southwest Truckee Meadows Regulatory Zone
Map to change the Regulatory Zone on four parcels of land totaling approximately 155
acres from a mix of General Rural (GR) (139.92 acres) and Low Density Suburban
(LDS) (15.07 acres) to 69.60 acres of General Rural (GR), 59.20 acres of High Density
Rural (HDR) and 26.1 acres of Low Density Suburban (LDS).

To reflect changes requested within this application and to maintain currency of general
area plan data, administrative changes to the Southwest Truckee Meadows Area Plan are
proposed. These administrative changes include a revised map series with updated parcel
base and updated applicable text, and other matters properly relating thereto without
prejudice to the final dispensation of the proposed amendments.

. ApplicanU Property Owners:

o Location

. Assessor's Parcel No's:

o Existing Regulatory Zone:

. Proposed Regulatory Zone:

. Area Plan:

. Citizen Advisory Board:

. TMSA

The Ridges at Hunter Creek, LLC and Ridges
Development lnc.

South of Woodchuck Circle and Hunters Peak
Road and West of Hawken Drive
041 -67 1-0 1, 04 1 -65 0-02, 041 -662-12 & 4 1 -650-03

. Existing Master Plan Category: Rural (R) and Suburban Residential (SR)

. Proposed Master Plan: 
" Rural (R), Suburban Residential (SR) and Rural

Residential (RR)

General Rural (GR) and Low Density Suburban
(LDS)

General Rural (GR), Low Density Suburban (LDS)
and High Density Rural (HDR)

Southwest Truckee Meadows Area Plan

West Truckee Meadows

lnside the TMSA
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. Development Code:

. Commission District:

. Sectionffownship/Range:

Article 820, Amendment of Master Plan
Article 821, Amendment of Regulatory Zone
1 - Commissioner Berkbigler

Section 19 & 30, T19N, R19E, MDM,

Washoe County, NV

Trevor Lloyd provided a brief description of the item.

Chair Barnes asked for ethics or ex parte disclosures. Commissioner Chesney disclosed that
he was contacted by a representative of the developer by the phone; no discussion.
Commissioner Daly was contacted by the developer, who gave him history on the project;
Commissioner Daly had not yet seen the agenda or staff report at that time. Commissioner
Edwards was contacted by a representative of the developer; he informed the representative
that the representative should talk to Chair Barnes. Commissioner Prough was contacted and
was asked if he had questions; Commissioner Prough said, "None." Commissioner Horan was
contacted and was offered a tour of the property and answers to any questions; he declined
both. Chair Barnes received a phone message on his answering machine, but he did not return
the call or speak to anyone. Vice Chair Chvilicek received a voice mail, but she had no
opportunity to return the call.

Chair Barnes opened the public hearing. Mr. Lloyd announced that Dwayne Smith from the
Division of Engineering and Capital Projects and Chief Charles Moore from the Truckee
Meadows Fire Protection District were in the audience. Mr. Lloyd reviewed his staff report.

Melissa Lindell, Wood Rodgers, lnc. provided an applicant presentation. A neighborhood
meeting and CAB meeting were held, and the project was discussed with several neighbors. At
the meetings they explained that the Master Plan Amendment and the zone change are the first
steps in the process. There is currently no project. lf approved, they will meet with the
neighbors again to work on the details of a tentative map design and to listen to any concerns
before bringing a request for a tentative map before the Planning Commission. There is some
history to the project site. A portion of the property was included in a previously-approved
tentative map, but it expired during the recession. Only part of the lots was developed. The
developer put in roads, graded roads, put in all the storm drainage improvements, put in a big
TMWA water tank, put in entrance gates, and arranged for emergency access, but homes were
not constructed. The property sits behind the gate in an inactive, abandoned state. At this time,
the current owner wants to reactivate and finish the project. Part of the original project included
91 acres of adjacent land, which was going to be part of a future phase. The current owner
would like to include those acres, which makes this a 155-acre site. This is why they are
requesting a higher density. The additional 91 acres would allow for potentially 32 more lots.
There would be a total of 50 lots. This would amount to a density of 0.32 homes per acre, or
essentially over 3.1 acres per house. Schools, utilities, and public services are all capable of
handling 50 lots in the area. They are not yet positive if they will create all 50 lots. lf the Master
Plan Amendment and zone change are approved, then they will work on lot design and meet
with the neighbors to address lot sizes, buffering, and any traffic impacts. Schools are under
capacity in the area. Water rights are already arranged with the TMWA water tank.

Chair Barnes opened public comment.

David Cochran, Fire Chief with the City of Reno, brought a matter forward for the record on the
project application. He discussed the implication of the proposed amendment on the automatic
aid agreement for fire services. The automatic aid agreement dictates that the closest fire
apparatus, whether from the Reno Fire Department or from Truckee Meadows Fire Protection
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District, will respond to brush and structure fires in defined geographic areas. The project site is
one of those defined areas. The automatic aid agreement has a series of maps as Attachment
1. This project area is clearly listed in the maps identified as Caughlin West and Caughlin East.
The fire suppression services in this area will be provided first, though not solely, by the Reno
Fire Department. This will place a burden on the Reno Fire Department, and that burden is
borne by the City of Reno tax payers. Approval of this project and the proposed amendment is
a change in the status quo that existed when the automatic aid agreement was adopted. The
ability to provide for public safety should be a consideration in any application like this. ln this
case, part of that public safety service is being provided by the Reno Fire Department. Chief
Cochran wanted to put this on the record so that it could be considered by the Planning
Commission when reviewing this application and any future applications that have similar
implications.

Chair Barnes invited Commission questions.

Vice Chair Chvilicek referred to a letter from NDOW and asked Mr. Lloyd how mitigation factors
will be factored in for Mule Deer populations.

Mr. Lloyd replied that the question is difficult to answer at this time, because a project is not in
front of them. He said it will be taken very seriously into consideration when there is a proposed
tentative map. Conditions can be added that would address that need. He understands the
concern, and it will be addressed in the future.

Commissioner Daly mentioned to Chief Cochran that Reno Station 7 would be closest to the
community, but the station is closed. He asked who would be the closest City or County station.

Chief Cochran stated that the closest station to the eastern portion of the project would be Reno
Station 5 off of Mayberry, and the closest station to the western portion of the project would be
Reno Station 11 off of Mae Anne. This is reflected in the run cards, which is the dispatch
protocol that dictates who responds.

Commissioner Prough asked Chief Cochran the estimated response time from the existing
stations and asked if he could foresee a need to build a subsequent station closer to the area if
the project is built.

Chief Cochran said they would not need to build an additional station, especially for a project of
this size. The project as a whole, in and of itself, would not justify adding a fire station, but it
would be an additional burden on the services that the Reno Fire Department already provides.
He estimated response time at four and a half minutes or so from the closest station.

Vice Chair Chvilicek stated that she chaired the Blue Ribbon Commission for Washoe County
on regionalization of fire services. With the auto aid agreement, the understanding was that the
closest unit responds and that the citizens dictate that they want fire protection services, but this
project is entirely within the Washoe County sphere, understanding that the closest units would
respond. Right now, with a Master Plan Amendment and Regulatory Zone Amendment, there is
no tentative map. She believes it is premature to be talking about fire services.

Chief Cochran thanked Vice Chair Chvilicek for her comment and said that he was simply
stating this for the record. He said that we, as a City and as the Reno Fire Department, do not
have an official position. He was not necessarily speaking for or against it. His council will take
this up and when they have an official position, they will make their position known. He wanted
the Planning Commission to hear from him before a project might come up.
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Vice Chair Chvilicek said that she hopes the City of Reno and Truckee Meadows Chiefs are in
conversation with one another prior to City Council involvement and Board of County
Commissioner involvement.

Commissioner Daly spoke to Chief Moore regarding the fire code and the Wildland Urban
lnterface code obligations on the developer initially and on the HOA or individual homeowners
subsequent to the developer leaving. He asked if there is a defensible space obligation at the
perimeter of the community, particularly given the fire history in Caughlin Ranch.

Chief Moore said there is a defensible space required around the perimeter, which would be a
maintenance issue for a future home owners' association, and there would be requirements for
each individual lot for defensible space. He added that, with these lots, he believes it is likely
that each home would be greater than 5,000 square feet. ln this case, fire sprinkler and fire
alarm requirements would kick in. So the incidence of a severe structure fire happening in one
of these homes would be very unlikely.

Chair Barnes closed the public hearing and called for Commission discussion. There was no
discussion. Chair Barnes called for a motion.

Commissioner Edwards, after giving reasoned consideration to the record in this case, including
but not limited to the information contained in the staff report and the information presented
during the hearing on these items, moved to approve Master Plan Amendment Case Number
MPA15-005 and Regulatory Zone Amendment Case Number RZA15-008, based on all of the
findings as outlined in the staff report. He further moved to certify the resolutions and the
proposed Amendments in MPA15-005 and RZA15-008 as set forth in the staff report for
submission to the Washoe County Board of Commissioners and authorized the chair to sign the
resolutions on behalf of the Planning Commission.

Washoe Gountv Development Gode Section 110.820.15 (d) Master Plan Amendment
Findinqs

1. Consistencv 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 Chanqed 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. Availabilitv 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; and,

Southwest Truckee Meadows - Findinqs

6. Policy SW.20.1 Findings
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a. The amendment will further implement and preserve the Vision and Character
Statement.

b. The amendment conforms to all applicable policies of the SWTM Area Plan and the
Washoe County Master Plan, and the RegionalWater Management Plan.

c. The amendment will not conflict with the public's health, safety or welfare.

7. Policy SW.20.3 Findings

a. The impacts of the amendment are within commonly accepted thresholds of
sustainable resource management and the county's ability to manage the
conservation of the area's character will not be compromised.

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 resources plans for SWTM by the Department of
Water Resources. The Department of Water Resources will establish and maintain
the standards and methodologies for these feasibility studies.

A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of service within the Southwest Truckee Meadows planning area and the
improvement 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.

For amendments that propose new or intensified commercial land use, the scale of
the intended use shall be shown to be community serving in nature. Casinos are not
appropriate in the Southwest Truckee Meadows planning area.

For residential land use intensifications, the potential increase in residential units will
not exceed Washoe County's applicable policy growth level for the SWTM Area Plan,
as established under Goal One.

f. lf 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 Southwest Truckee Meadows planning
area, the necessary improvements required to maintain the established level of
service are scheduled in either the Washoe County Capital lmprovements Program
or Regional Transportation lmprovement Program within three years of approval of
the intensification. For impacts to regional roads, the Washoe County Planning
Commission, upon written request from the Regional Transportation Commission,
may waive this finding.

b.

d.

a
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lf 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 lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification.

Proposed amendments shall complement the long range plans of facilities providers

for transportation, water resources, schools and parks as reflected in the policy
growth level established in Policy 1.2.

lf the proposed intensification results in existing public school 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. The Washoe County Planning
Commission, upon request of the Washoe County Board of Trustees, may waive this
finding.

Any existing development in the Southwest Truckee Meadows planning area, the
South Valleys planning area, the Forest planning area, or the Southeast Truckee
Meadows planning area which is subject to the conditions of a special use permit will
not experience undue hardship in its ability to continue to comply with the conditions
of the special use permit or otherwise to continue operation of its permitted activities.

Washoe Countv Development Code Section 110.821.15 (d) Resulatorv Zone Amendment
Findinqs

1. Consistencv with Master Plan The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan and 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 Chanqe 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. Availabilitv 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. Master Plan Policies and Action Proqrams 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.
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Commissioner Prough seconded the motion, which passed unanimously with a vote of seven
for, none against.

B. Master Plan Amendment Case Number MPA15-003 and Regulatory Zone
Amendment Case Number RZAl5-005 (Blackstone 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 t 58.49 acres from a mix of
Suburban Residential (SR), lndustrial (l) and Commercial (C) 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 Low Density Suburban (LDS), Open Space (OS),
lndustrial (l) and Neighborhood Commercial (NC) to Medium Density Suburban (MDS).

. Applicant:

. Property Owner:

. Location:

o Parcel Size:
o Assessor's Parcel Number:
. Previous Master Plan:

. Proposed Master Plan:

. Existing Regulatory Zone:

. Proposed Regulatory Zone:

. Area Plan:

. Citizen Advisory Board:

. Development Code:

. Commission District:
o Section/Township/Range:

SP58, LLC, 439 W. Plumb Lane, Reno, NV 89509
Jacie, LLC c/o Douglass Properties, LLC
On the north side of Calle De La Plata,
approximately 650 feet east of its intersection with
Pyramid Highway.
t 58.49 acres
534-571-01
Suburban Residential (SR), lndustrial (l) and
Commercial (C)
Suburban Residential (SR)
Low Density Suburban (LDS), Open Space (OS),
lndustrial (l) and Neighborhood Commercial (NC)
Medium Density Suburban (MDS)
Spanish Springs
Spanish Springs
Article 820, Amendment of Master Plan
Article 821, Amendment of Regulatory Zone
4 - Commissioner Hartung
Section 23, Township 21N, Range 20E, MDM,
Washoe County, NV

Director Whitney provided a brief description of the item, at the request of Chair Barnes.

Chair Barnes asked for ethics or ex parte disclosures. Commissioner Prough disclosed that he
lives in the area. The project is on the side of which Commissioner Prough is a part, but this will
not affect him one way or another.

DDA Edwards asked Commissioner Prough where his property is in relation to the application
being considered.

Commissioner Prough answered that his property is approximately three miles from the location
in the Spanish Springs Valley Ranches.
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DDA Edwards stated that this is not a project specific application, but rather a Master Plan
Amendment and Regulatory Zone Amendment case. He said that as a property owner,
Commissioner Prough is qualified to give an opinion on the value of his property. He asked
Commissioner Prough if he believed this would have any pecuniary effect on the value of his
property.

Commissioner Prough answered, "No."

DDA Edwards confirmed that Commissioner Prough had already stated that this would not
interfere with his independence of judgment.

Commissioner Prough affirmed DDA Edwards' statement.

Chair Barnes opened the public hearing. Kelly Mullin reviewed her staff report, dated November
5,2015.

Mike Railey, with Rubicon Design Group, present on behalf of Blackstone Development,
provided an applicant presentation. He explained that this is the first step in developing a

tentative map for the project. There is currently no project that will be brought forward. They
are pursuing three dwelling units per acre density on the site. He noted that this site is within
the Suburban Character Management Area identified in the Area Plan. He said that this does
not require any change to the Character Management Statement identified in the Area Plan.

The existing zoning designations, Neighborhood Commercial and lndustrial, have the lowest
compatibility with the existing surrounding uses. What the applicant is proposing with MDS has
either high compatibility or medium compatibility, so they believe they are improving the
compatibility per the County's own standards. The northern half of the property is already
Master Plan Suburban Residential; they'd like to extend this to the south. They had a
neighborhood meeting, at which they received good input. A big concern at the meeting was
the rural character of the area. Mr. Railey stated that this is a down zone in terms of land use
intensification. MDS is a lower intensity designation than lndustrial and Neighborhood
Commercial. Some of the uses that could be allowed by lndustrial would generate truck traffic,
potentially noise, lighting, etc., adjacent to the rural area, which would not create a rural feel
under the existing regulations. This is reflected in the traffic report based on build out of the
existing zoning designations. lt would be a 42o/o reduction in traffic compared to what could be

built under the existing Commercial and lndustrial designations. The next concern is the Calle
De La Plata-Pyramid Highway intersection. With the forthcoming tentative map, they are
agreeable to conditions to make improvements to that intersection. NDOT issued a memo
saying that should the Planning Commission approve the project adjoining to theirs, the signal
warrants would be met to potentially get the intersection signalized. Mr. Railey said they would
be more than happy to participate in that during the tentative map process. ln terms of water,
they have gone through the TMWA discovery process. They are eligible for annexation into
TMWA's service territory; they will dedicate water rights with their tentative map and be served
by TMWA through TMWA's existing system. They will pay for all of the improvements and

upgrades to connect to TMWA's system, same with sewer. This is the first step; very specific
conditions can be placed on a tentative map. They have met with potentially the most impacted
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resident of the development: Dan Herman, who lives to the west and whose property adjoins
their property. They have agreed to some provisions in the forthcoming tentative map with Mr.

Herman and have committed to those in writing. He believes that Mr. Herman is not opposed to
the project.

Chair Barnes opened public comment.

DDA Edwards mentioned that the overhead timer was broken and stated that time was still
being kept by the clerks. The time limits set in the agenda apply.

Larry Thomas, who lives on Calle De La Plata, expressed concern that the 750-foot radius for
notification of the residents isn't adequate in an area with ten-acre parcels. He believes that
residents farther east on Calle De La Plata should have been notified, because anyone who hits
the stop sign on Pyramid highway will be impacted. He doesn't believe that the people present
for the meeting were representative of everyone's opinion on the project. His second concern
was the water and the impact on the current residents' wells. He stated that TMWA
supplements their water rights in Spanish Springs with the Truckee River water rights, so he
believes it could impact the residents' wells. He reiterated his concern with the traffic on Calle
De La Plata. He believes it is not legitimate to approve this project and the neighboring project
simply to trip the NDOT requirements for a traffic light to be installed. lt is not only open space
to the south of this project. Mr. Thomas is concerned about the quality of life, because they
moved out there for a specific lifestyle without neighbors across the street. He is worried that
new residents will complain about the animals and smells from the currently-existing property
owners; he doesn't want to lose those things. He feels this should be discussed again with
more extensive notification (beyond 750 feet) of surrounding property owners.

Merl K. Jessop ll lives to the east of this project. He did not receive notification that the zoning
was going to change to one{hird acre lots. He moved from a one{hird acre lot to get away from
one-third acre lots and to live a more rural lifestyle. He believes it does not make sense to put
onethird acre lots further north at Calle De La Plata when there is plenty of open land around
the Desert Springs subdivision. Mr. Jessop asked Commissioner Prough if, as a homeowner,
he was notified of this project. All summer Mr. Jessop has been worried about having enough
water in his well to feed his animals, and he will be more concerned if the subdivision is
approved on onethird acre lots. He feels they will be impacted if TMWA has to drill into their
aquifer to get more water. He currently knows of one house without water. The traffic impact is
a big consideration for Mr. Jessop. His daily commute is already lengthy, and he anticipates the
traffic becoming worse for homeowners with a residential zoning. He believes that with
lndustrial/Commercial, traffic patterns would be the opposite. He moved to the area to have
animals and doesn't believe animals can be owned on one-third acre lots.

Ann Sweder believes there are too many factors not in place to allow the zone change to
medium density, three units per acre. ln addition to the roads, traffic, fire, and police, Ms.
Sweder believes the schools must be considered. Of the six elementary schools in the area,
four are over capacity and two are close to capacity, even with additional portable buildings to
expand the schools. Shaw Middle School has two portables and is at g8 percent capacity. With
all of the current housing being built, Ms. Sweder stated that they'll soon be over capacity.
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Spanish Springs High School has ten portables and is still over capacity by 104 percent. Ms.
Sweder took these capacities from the Washoe County School website. She is concerned
about busing students to schools that aren't at capacity, because looking at the whole area,
there really aren't any. All the schools are at capacity or over. She feels that all these homes
would push the schools way over, and she would like to know where the money is coming from
to pay for additional schools. She stated that the School District does not have the money to
make the repairs on the schools that we have. Ms. Sweder believes we should fix the problems
in the area before we pile on more housing. She urged the Planning Commission not to
approve the rezoning of the property.

Chair Barnes called for Commission questions.

Commissioner Edwards spoke to Ms. Mullin. He mentioned the danger of the Pyramid and

Calle De La Plata intersection. He said that this is determined after the building occurs and

after certain levels are reached. He believes we don't have the requirements in changing a

master plan amendment and zone amendment when we know it is going to import a significant
amount of traffic to an area that is already bad. The report indicates that the intersection is

already at Level F. Commissioner Edwards acknowledged that they did not have a project plan

in front of them to indicate actual densities, but said that 174lots on 58 acres is right at the 0.33
before taking out roads, easements, setbacks, etc. He asked Ms. Mullin if, in the planning
process, there is some way to adjust the final plan when it exists. He'd like to know, if the
Planning Commission approves this with three per acre, if it will end up four per acre once they
take out roads, curbs, and other items. He asked if there is a plan for this.

Ms. Mullin said that maximum density speaks to the maximum number of dwelling units that can
be placed on a property. For Medium Density Suburban, the number is three dwelling units per

acre. There are also minimum lot sizes in the regulatory and development standards. This is
12,000 square feet. There is generally a bit of a difference between the minimum lot size and

the maximum number of dwellings that are allowed on a property. There's a little bit of give that
might take into consideration roads and other things that might be included.

Commissioner Edwards asked if the final result might not be 174, because you need to make
the minimum lot size.

Ms. Mullin said that the maximum number of homes on this property, if it was zoned Medium
Density Suburban, would be 175. The minimum lot sizes are usually going to be a little bit

smaller than three per acre. Ms. Mullin invited Roger Pelham, Senior Planner, to the front to
share additional details.

Commissioner Edwards said they run into this all the time on these projects. He said it seems
that when they come back to the Planning Commission as a final project, it's not at all what they
thought they were going to approve. When Master Plan Amendments are made, it impacts the
whole area. He said they're supposed to be the ones looking fonruard when making the Master
Plan Amendments so that these things are considered. There are not many areas of the
County in which we can expand, and Commissioner Edwards believes we need to expand. He

intends to vote for these things, but wants to know if there is a process.
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Mr. Pelham noted that he and Ms. Mullin worked on this project and the adjacent project in

conjunction. He offered the question, "Do we have a way to look fonruard for how development
is going to take place?" He answered, yes, in the Spanish Springs Area Plan, that development
has been identified to be within the Suburban Character Management Area. This is within the
Suburban Character Management Area. They're seeking Suburban Residential Master Plan
and Medium Density Suburban zoning. To address the actual difference between development
potential and lot size, three dwelling units per acre, a third of an acre, is about 14,000-and-
change square feet. The minimum lot size is 12,000. That leaves you 2,000-and-change
square feet per dwelling unit to account for all of the necessary infrastructure like roads,
sidewalks, and the infrastructure that goes underneath.

Vice Chair Chvilicek asked Ms. Mullin about the supplemental reports, Exhibit M, Exhibit O, and
Exhibit N. She is concerned about the Washoe County Community Services Engineering and
Capital Projects letter, which reads: "On conclusion the CSD is currently preparing a facility plan

for the Spanish Springs area. This document identifies the potential for significant offsite sewer
improvements that the applicant would need to construct in order to obtain service from the
Community Services Department." Vice Chair Chvilicek believes this is a red flag. She also
highlighted the Washoe Storey Conservation District letter, ltems 6, 7, and 8, with the report that
the applicant did not provide significant information regarding water rights issues. These are big
concerns for her with sewage and water.

Ms. Mullin addressed the Washoe Storey Conservation District memo. Regarding information
on water rights, there is a memo that was received from the Truckee Meadows Water Authority.
This memo from TMWA was provided after the initial application came in, so it is not necessarily
something the Washoe Storey Conservation District would have seen. Exhibit O-1 is a memo
from TMWA that discusses infrastructure requirements for water service. They discuss a little
bit regarding water rights that would need to be dedicated to TMWA for future development.
That is something that would come later. She referred this to Dwayne Smith for how the
process works. John Enloe from TMWA was also present for questions.

Vice Chair Chvilicek asked to hear about Engineering and offsite sewage improvements and
then water.

Dwayne Smith, Community Services Department Engineering and Capital Projects, stated the
philosophy that new development pays for development. Any required offsite sewer
improvements, be they improvements to existing infrastructure or new infrastructure, would be
on the developer, ultimately when the project is developed. lt would be on the developer to pay
and construct, provide easements, etc., and offer those for dedication to Washoe County for the
operation and maintenance.

Vice Chair Chvilicek quoted Mr. Simpson's letter regarding the potential for significant offsite
sewer improvements. She said the other factor is that sewer improvements need to go to a
plant. Plants, if not now, then are soon to reach capacity. She asked how that is going to be
addressed. There are this Master Plan Amendment and this Regulatory Zone Amendment, but
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this project and the next are side by side, so we need to think about them in a larger perspective
in terms of impact to sewage, water, traffic, and all those factors.

Mr. Smith spoke to the infrastructure necessity. As part of Washoe County's preparedness for
new development, facility planning has been initiated in all sewer service areas, including
Spanish Springs. Through facility planning work which is currently undennray, the need for some
enlarged pipes has been identified on the west side of Calle De La Plata. Those improvements
are taken into consideration any time they look at new developments, including this
development, the neighboring development, and other developments in the area. That part of
the process is already undenray, and it is the responsibility of us to make sure we're planning
appropriately and increasing and constructing those facilities as necessary. The costs will be
borne by the new development. Mr. Smith said that Vice Chair Chvilicek's second issue was
more of a regional question regarding overall sewer capacity. At this time, there are no

limitations associated with adding this development into the overall mix of available capacity.
The Spanish Springs area is serviced by unincorporated Washoe County, but all of the
municipal sewer flows are conveyed through Washoe County interceptors and the City of
Sparks interceptors, which are then conveyed to the TMWA facility. That facility is jointly owned
by the City of Reno and the City of Sparks and operated by the City of Sparks. Our capacity
within that facility and within the interceptors is identified under a 2005 agreement between
Washoe County and the City of Sparks. There is a maximum limitation of ERU connections
under that agreement; currently less than half of those have been utilized. We still have
significant numbers remaining, and this project, as well as the next project, will fall within that.
We don't have any current limitations anticipated through that.

Commissioner Prough addressed Ms. Mullin. He said that traffic, water, schools, and fire came
to his mind while reviewing the packet. Assuming that the zoning change is made and the
developer wants to build three units per acre and increase the homes in the area,
Commissioner Prough asked if the existing fire station by the Save Mart would be able to handle
the increased capacity. He asked if more engines, a ladder truck, and/or a bigger station would
be needed and who would pay for it.

Ms. Mullin referenced a memo from Truckee Meadows Fire Protection District which was
included as Exhibit J. They did not specifically mention any negative impacts to that fire station.
lf a development proposal was to come through in the future, then Truckee Meadows Fire would
again have the opportunity to provide comments and voice any concerns. Ms. Mullin mentioned
two letters from the Fire Marshall in Exhibit J regarding this project with comments that would be

related to future development.

Commissioner Prough stated that they only address the general regulations for clearance
around the properties, the HOA, etc. He is more concerned about the number of units and the
demands this would put on the one engine that is currently located there. He asked Ms. Mullin
to get back to the Planning Commission with this information.

Ms. Mullin thanked Commissioner Prough for the opportunity. She did not currently have an

answer, but could research and get back to them.
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Commissioner Prough addressed water. He lives on the other side and has a private well.
There are some wells that have gone dry in the area. He was not notified, but it was not
required to be notified that far out. He asked if there is any scenario in which the private water
table will be molested and cause a reduction in the potential of private water in this change. He
asked if there is any scenario where they could drill wells into the private area and sap off the
aquifer.

Ms. Mullin referred Commissioner Prough's question to the Truckee Meadows Water Authority
expert, John Enloe.

John Enloe said that water rights issues had come up. He said that there are Truckee River
water rights available to allow this development and other developments to proceed. TMWA
has a bank of water rights, approximately 7,000 acre feet of water held by TMWA that is
available for new development. That is roughly enough water for seven years of development
throughout the entire region. Two significant events have occurred recently which have greatly
improved this region's water supply. One is the merger of the Washoe County water utilities
into TMWA. The second is the implementation of the Truckee River Operating Agreement. The
merger with Washoe County has allowed TMWA to operate the system much more efficiently.
For example, today, almost all of the wells in the system are off, where those areas can be
reached with Truckee River water. So they are able to reduce our reliance on the pumping of
ground water wells. Only when surface water is not available, wells are pumped in the summer
to help meet peak demands. This is refened to as conjunctive use operation. This type of
operation reduces the pumping of ground water wells. Water level rises have been seen,
particularly on the western side of the valley in Spanish Springs with the ground water tables.
With the merger and the conjunctive use operation, the pumping on the wells will be reduced.
They are actually actively recharging many of the wells in Spanish Springs. The recharge starts
tomorrow for this year and will go all winter long, probably until about April or so. They are
doing everything they can to bolster the ground water table in those areas. They cannot
guarantee that domestic well owners in certain locations won't have problems. There are many
domestic well owners located up on the fringe of the valley; TMWA's wells are nowhere near
those domestic wells. They are located in fractured ground water aquifers, and they may have
a problem, not necessarily associated with TMWA's pumping, probably more associated with
the ongoing drought. Mr. Enloe said that he is a domestic well owner himself and understands
the issues. The second thing is the implementation of TROA, the Truckee River Operating
Agreement. lt has been a negotiated, ongoing process in this community for over twenty years.
As of December 1, 2015, they are actively storing water in upstream reservoirs, which they've
never been able to do before. The operation of the river has changed. lt's a huge benefit for
this community, and it will greatly improve TMWA's ability to provide a drought supply to the
community.

Commissioner Prough restated his original question to Mr. Enloe. He asked about any potential
scenario on the east side of Pyramid, at Calle De La Plata, with this many units going in, that
could cause additional drawing of the water from that aquifer that would affect the community
there?

Mr. Enloe replied not from what they are doing to provide water service to that area.

December 1,2O15 Washoe County Planning Commission Meeting Minutes Page 14 of 32



Commissioner Prough asked Ms. Mullin a question regarding one of the comments from the
community that was at the Spanish Springs Citizen Advisory Board. The comment was from
Mr. Herman. Per Mr. Herman, the Spanish Springs Area Plan calls for a transition zone that is

not being applied to these residential upzoning requests, and the Spanish Springs Area Plan
Character Statement, paragraphs two and three, address this issue. Commissioner Prough
asked Ms. Mullin to explain the transition zone and whether or not it was applied.

Ms. Mullin explained that the Character Statement does include a number of descriptives as far
as the current state of the Suburban Character Management Area. ln speaking with Director
Whitney, the Planning and Development Director, and with Planner Eric Young, who helped put
together the update to the Spanish Springs Area Plan, they indicated that many of the
descriptions were meant to be descriptive, not necessarily requirements for future development.

Director Whitney requested that the Character Statement be displayed on the overhead.

Commissioner Prough referred to a portion of the Character Statement: "Outside the suburban
core, a transition to a more rural character occurs." He asked if the portion stating "to the... east,

the transition to rural stretches out into the valley and includes lower density" is being fulfilled
because one parcel is currently zoned that way. Does that mean they are all encompassed that
way?

Director Whitney said the general take 6n the text, which can be interpreted differently, is that
the suburban core is along the Pyramid Highway. The Character Statement says that the
transition to more rural character occurs on the east side, and it does. This is a change in

density. lt's going to be much denser on the east side close to Pyramid Highway. Director
Whitney looked at the Character Statement very closely from many angles, and he did not feel
that the Character Statement needed to be amended. He feels it is flexible enough and allows
enough flexibility that this MPA could go fonruard without the need to amend the Character
Statement. He affirmed that you could look at and interpret the Character Statement in different
ways.

Commissioner Prough asked if the rights of the existing homeowners will suffer if the smells
from their parcels, where animals can be kept, cross over into the new area under discussion
and complaints are filed. He asked if there are any protections for the public or if they get cited
to get rid of the smells.

Ms. Mullin responded that the rights of the existing homeowners in terms of keeping animals on

their property shouldn't be affected by or change as a result of a project such as this or a
change in zoning at this location. There are requirements regarding the number of animals that
can be kept on a property. The Health District and Animal Services both have regulations
regarding the keeping of those animals; that wouldn't change for a project like this. lt is possible

that more complaints might come in, but the regulations and requirements would not be

effected.
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Commissioner Prough is concerned about the possibility of a large number of new neighbors
complaining about smells from one person's property. What are that person's rights? lf that
person is complying with all of the code, will he be held responsible for eliminating the smell?

Ms. Mullin answered that if he is in compliance with Washoe County regulations, then he is in
compliance and would not be cited.

Vice Chair Chvilicek returned to the Washoe County Storey Conservation District letter, dated
September 29, 2015, for clarification. She was referred to the Truckee Meadows Water
Authority letter, dated May 7, 2015. She wanted to clarify her understanding that the
Conservation District might not have had access to the TMWA letter. She asked what process
is put into place when concerns are put into the report. How are they addressed, and how does
follow up occur? She is still concerned about water rights.

Ms. Mullin discussed the difference in the dates. The memo from Truckee Meadows Water
Authority very likely was created on the date stated by Vice Chair Chvilicek, but was not
received by Ms. Mullin until later. A request was submitted to the applicant for additional
information. The applicant has already submitted a subsequent application related to this
project, which is on hold right now, but did have information on water from TMWA. So that was
included as an exhibit with this staff report, because it is pertinent information. lt wasn't
necessarily with the original packet that went to the different agencies for review, but it was
included with this packet because of its relevance.

Commissioner Prough asked Ms. Mullin about Exhibit G, Points 5 and 6, on the Department of
Transportation letter. The letter states that SR 445, Pyramid Highway, has a posted speed of
55 miles per hour through the project limits. A deceleration/right turn lane will be required from
northbound SR 445 to eastbound Calle De La Plata. Left turn/deceleration lanes will be
required on southbound SR 445 to eastbound Calle De La Plata. Commissioner Prough asked
whether he was correct that approval of this change, without looking at the other project, that
these are requirements that have been put in place.

Ms. Mullin explained that the comments received from Nevada Department of Transportation,
as well as from a number of the other reviewing agencies, are requirements that would be
placed potentially on future development on the property. lf a tentative map was submitted,
then requirements such as that might be placed at time of development. When it comes to
Master Plan Amendments or Regulatory Zone Amendments, they are either approved or
denied. There is not an opportunity to condition those.

Chair Barnes closed the public hearing and called for any discussion from the Commission.

Commissioner Chesney mentioned that every time they address development in this area, three
things are brought up repeatedly - traffic, water, and sewer. He's not sure what can be done
about the traffic, because RTC has no plans until 2025 or 2035. He believes this needs to be
addressed now. The water and sewor is on the developer, but the traffic is a public safety
issue. For the record, Commissioner Chesney said that on whatever level, it needs to be dealt
with starting now, because that kind of timeframe is not acceptable.
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Commissioner Horan mentioned the other consideration they always hear is schools, which is

never answered. He works in some of these schools and doesn't know of any elementary
school without trailers.

Commissioner Prough said that he cannot get behind this as it stands now. The discussion is

three units per acre. The schools will be overtaxed. He does not believe it is in the best interest
of the community. He believes that keeping LDS, with one unit per acre, would allow
development and would allow us to avoid heavily taxing the area with the current resources.
The traffic, which is always an unknown, concerns him with three units per acre.

Commissioner Edwards stated that he is in favor of development in Spanish Springs. He would
also prefer to see LDS. He can vote for the project, because the Planning Commission is not
voting on a project; they are voting on a Master Plan Amendment and a zoning amendment.
When the project comes before them, they can take another look at it. Of course, it will come
before them with 174 units. He's concerned about the impact on the neighborhood. There has
been an ongoing discussion about having lndustrial and Commercial there to bring traffic back
to the neighborhood, not out from neighborhood. He believes they need the development, but
wonders why it must be more and more homes. He stated that they just approved 475 more
homes on the other side of the road less than a year ago.

Commissioner Prough clarified that he is not against development either, but he believes it
needs to be intelligent development. He's all for the development of homes in the area, but he

believes that one per acre is more applicable.

Vice Chair Chvilicek referred to the Spanish Springs Area Plan. She shared points in the
introduction: respect the rural heritage of the area by encouraging a rustic appearance and
preserving scenic quality, respect private property rights, provide a range of low density housing
opportunities, provide open space and recreational opportunities, provide local service and

employment opportunities, and ensure that growth is kept in balance with resources and

infrastructure. She believes it's very important for the Commission to keep this in mind, with the
last point being the most pertinent.

Chair Barnes called for motions and findings of fact.

Vice Chair Chvilicek clarified that they had a Master Plan Amendment and a Regulatory Zone
Amendment before them. The Commission has been very vocal about the concerns,
particularly for Pyramid Highway and Spanish Springs. Road condition is already at F, which
can't get worse. Vice Chair Chvilicek believes that the Planning Commission, to do their due
diligence, has a responsibility to look at the bigger picture when they see these projects, even
though they have the MPA and RZA in front of them. They need to take the concerns of
community members into consideration. She said that the reluctance to put forth a motion on

the MPA and the RZA speaks volumes.
Commissioner Edwards asked DDA Edwards about the process for making an amendment to a
proposal in front of the Planning Commission. He asked if they need to first make a motion and
then amend that motion, or if they can make a motion with an amendment before.
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DDA Edwards asked Commissioner Edwards if he was pondering doing a motion with a
reduced density potential.

Commissioner Edwards answered DDA Edwards' question in the affirmative.

DDA Edwards explained that the agenda drives what the Planning Commission could take
action on that night. He heard discussion about LDS instead of MDS. The agenda is for the
Master Plan Amendment and the associated zoning change that would increase it to three per
acre. The Planning Commission was not agendized to take action on a one per acre change in
zoning that night. This does not mean that it couldn't be brought back down the road at another
meeting.

Commissioner Edwards asked about the process that night. He wanted to know if they should
make a motion on the item before them, and if it were denied by vote, then it would simply be
denied and would have to come back.

DDA Edwards said this was correct. He said that if it were denied, then an additional question
would be whether it was denied with or without prejudice. With prejudice means a one-year wait
on coming back. Without prejudice means there is not a one-year wait to bring it back before
the Planning Commission.

Commissioner Edwards asked when this would occur, specifically if it would occur when there
was a denialvote.

DDA Edwards answered DDA Edwards'question in the affirmative.

Commissioner Edwards, after giving reasoned consideration to the record in this case, including
but not limited to the information contained in the staff report and the information presented
during the hearing on these items, moved to approve Master Plan Amendment Case Number
MPA15-003 and Regulatory Zone Amendment Case Number RZA15-005, based on all of the
findings as outlined in the staff report. He further moved to certify the resolutions and the
proposed Amendments in MPA15-003 and RZA15-005 as set forth in the staff report for
submission to the Washoe County Board of Commissioners and authorized the chair to sign the
resolutions on behalf of the Planning Commission.

Washoe Countv Development Code Section 110.820.15(d) Master Plan Amendment
Findinqs

1. Consistencv 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.
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Spanish Sprinqs Area Plan Findinss - Policv 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.

Washoe Countv Development Code Section 110.821.15(d) Requlatorv Zone Amendment
Findinss

1. Consistencv 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 Chanoe 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. Availabilitv 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.

Spanish Sprinqs Area Plan Findinqs - Policv SS.17.2 (a part of the Master Planl

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.
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c. (NOT APPLICABLE) For commercial and industrial land use intensifications, the overall
percentage of commercial and industrial regulatory zone acreage will not exceed 9,86
percent of the Suburban Character Management Area.

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. lf 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 lmprovements Program or Regional Transportation
lmprovement 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 RegionalTransportation Commission.

f. lf 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
lmprovements Program or Regional Transportation lmprovement Program within three
years of approval of the intensification.

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 grovtrth level
established in Policy SS.1.2.

h. lf 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.

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 othenruise to continue
operation of its permitted activities.

Commissioner Chesney seconded the motion.

Chair Barnes called for discussion.
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Commissioner Prough disagreed with the finding that the amendment will not conflict with the
public's health, safety or welfare. He believes that it will conflict with all of those and cannot be
passed. He also isn't certain about the transition zone. He urged a no vote.

Vice Chair Chvilicek feels that the amendment will not further implement and preserve the
Vision and Character Statement of the Area Plan. She addressed Director Whitney with her
other question regarding how the Planning Commission can compartmentalize this when they're
just looking at an MPA and an RZA, knowing there is a much bigger picture.

Director Whitney told the Planning Commission to look at and weigh all of the information that
was presented to them and to make the decision, if appropriate, to change the Master Plan and
the zoning. He said that it's impossible to really compartmentalize. They must focus that they
are changing the color on the Master Plan and the color on the zoning map; that is what their
vote is about. But at the same time, the staff report provides much information about the
particulars that go along with it, and he can't tell them to ignore the information. The information
is provided so that the Planning Commission can make the best call and the best judgment.

Chair Barnes called for a vote on the motion. The motion was denied with a vote of two for
(Commissioners Edwards and Horan), five against (Chair Barnes, Vice Chair Chvilicek, and
Commissioners Chesney, Prough, and Daly).

DDA Edwards stated that pursuant to their rules, having failed to receive the required number of
votes for passage, there is an opportunity for a second motion to determine whether it is denied
with or without prejudice. Without prejudice frees them to come back without the time
constraints. With prejudice means they would have to wait until the time period is over.

Commissioner Prough made a motion to allow them to come back without prejudice.
Commissioner Daly seconded the motion, which passed unanimously with a vote of seven for,
none against.

Director Whitney initiated discussion on whether a separate vote was needed for the RZA. He
explained that a zone amendment cannot be passed without first passing the Master Plan
Amendment. He wanted to confer with counsel regarding the appropriate procedure.

DDA Edwards asked for clarification regarding whether or not Commissioner Edwards' motion
included both the MPA and the RZA.

The Planning Commission confirmed that Commissioner Edwards' motion did include both the
MPA and the RZA, so no further action was needed.

C. 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 t 39.84 acres from a mix of
lndustrial (l) 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 t39.84 acres from a mix of
Open Space (OS), lndustrial (l) and Neighborhood Commercial (NC) to Medium Density
Suburban (MDS).
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o Applicant: Lewis Roca Rothgerber, LLP, 50 West Liberty
Street, Suite 410, Reno, NV 89501

. Property Owner: Sugarloaf Peak, LLC, 2777 Northtowne Lane,

Reno, NV 89512
. Location: On the north side of Calle De La Plata,

approximately 2110 of a mile east of its intersection
with Pyramid Highway.

. ParcelSize: t 39.84 acres

. Assesso/s Parcel No: 534-562-07

. Existing Master Plan: lndustrial (l), Commercial (C) and
Open Space (OS)

. Proposed Master Plan: Suburban Residential (SR)

. Existing Regulatory Zone: Open Space (OS), lndustrial (l) and
Neighborhood Commercial (NC)

o Proposed Regulatory Zone: Medium Density Suburban (MDS)
. Area Plan: Spanish Springs
. Citizen Advisory Board: Spanish Springs
. Development Code: Article 820, Amendment of Master Plan

Article 821, Amendment of Regulatory Zone
. Commission District: 4 - Commissioner Hartung
o Section/Township/Range: Section 23, Township 21N, Range 20E, MDM,

Washoe County, NV

Director Whitney identified the general nature of the proceeding. He stated that the property is
adjacent to the property with which they just dealt.

Chair Barnes called for ethics or ex-parte communications from the Commissioners.
Commissioner Prough disclosed the same information as the previous item.

DDA Edwards guided Commissioner Prough through several questions. Commissioner Prough
affirmed that he owns property approximately three miles from the area of the application, he
has a well on that property, and as a property owner, he does not believe that approval or denial
of this item will have a pecuniary effect on the value of that property. Commissioner Prough
also affirmed that it would not materially affect the independence of his judgment one way or
another in considering this item.

Vice Chair Chvilicek disclosed that she attended Spanish Springs Citizen Advisory Board when
this was heard by the CAB.

Commissioner Edwards asked if a subject like this or like the last one comes up and there is no
vote and no motion, what happens?

DDA Edwards explained that in the Planning Commission rules, Rule 17 of Rules, Policies, and
Procedures, when a motion is made, if a motion to approve an adjudicative matter does not
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receive the required number of votes, it is deemed denied. lf there is no second or no action
taken, then there are no votes required to approve an item, and it would be deemed denied. At
that point, the Planning Commission would have a separate motion, to determine whether it is
with or without prejudice.

Commissioner Edwards asked what would happen if no motion at all was made on an item.

DDA Edwards said that the item, in his view, would be deemed denied.

Chair Barnes opened the public hearing.

Roger Pelham reviewed his staff report, dated November 5,2015.

Garrett Gordon, from the law firm of Lewis Roca Rothgerber, LLP, provided the applicant
presentation. He mentioned that many of the questions on the previous agenda item are

applicable to this agenda item. He endorses every answer that was given to this body. He

reminded everyone present of the legal standard for approving the applications. The question

he broached was, "Has there been substantial evidence presented on the record to make the
findings?" When he was before this body asking for 360 units on this property, he was told that
they have educated, trained, professional planning staff drafting staff reports. When the staff
was recommending denial of 360 units, part of this body's motion was because staff is

recommending denial. They expressed the need to rely upon the staff. He believes that the

staff report submitted for this item was very important, because it made a very good record of all

of the concerns by the CAB and all of the concerns from this body in the prior history. He

believes the document provides substantial evidence that all of the flndings can be made. He

stated that on the last go around, they were told that their experts were biased. The traffic
engineer, here, is referring to 43 percent fewer trips. They had other experts paid for by the
applicant. What they did this time was take a different approach. TMWA came and answered

every question the Planning Commission asked about water, and specifically, would there be an

impact? The answer was no. The Planning Commission asked about sewer, and their own

staff, a professional engineer, said there was not a problem; capacity is available. This is

substantial evidence. Mr. Gordon stated that nothing in the record this night has shown that
there will not be sewer capacity, and there will not be traffic issues or water issues. When Mr.

Gordon's client was proposing 360 units, the room was full of 50, 60, 70 people. Many of them

said that if you don't change the Character Statement, if you live within the plan, we won't come

out, we won't oppose it. He said that now they are not asking to change the Character

Statement. MDS is currently allowed, and they are asking for MDS. He stated that they have

experts in the field who have answered all of the Planning Commission's questions. He said

that out of all of the reviewing agencies in the staff report, which was 20 or 30 agencies,

including fire and schools, not one of them recommended denial or said that it should be less

dense. Out of every piece of evidence in the staff report and every witness heard that night,

nothing said that the health, safety, or welfare would be impacted whatsoever. He asked for the

Planning Commission's support. He said that they have worked on this for years and are now

asking for what is allowed in the plan.

Chair Barnes opened public comment.
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Larry Thomas believes that all answers were not rectified by the professionals. He stated that
health and welfare is common sense. We know that's a death trap waiting to happen, and
health and welfare would be directly impacted. He said lhat 42 percent fewer trips if it was an
industrial project - two wrongs don't make a right. This being less than another wrong doesn't
make it right. He said that we know from past projects everywhere that property rights don't
mean anything when there are enough complaints. They can be in compliance with every
County regulation, but if enough people complain, then he believes they will lose. They wouldn't
want to have to fight every complaint. lnfrastructure should be put in before this is approved.

Merl K. Jessop ll stated that Mr. Gordon did a good job of representing his client, but he doesn't
think that Mr. Gordon lives in the area or will be impacted by the amount of traffic generated by
this number of homes. This project is further to the east, and he wonders how much more time
will be taken before we keep going further east, eliminating the 4O-acre parcels. He's worried
about homeowners who already have 10-acre and 40-acre parcels giving up due to complaints
from homeowners about animal smells. He's concerned about this going three more miles up
the road where he lives. This project should be denied just like the last project on the wisdom of
the Commission. He agrees that the County has good staff and that the County believes in
positive growth within the community. He doesn't believe that positive grourth will happen with
this project. lt should happen closer to the city limits where infrastructures are already in place.
He asked the County Commissioners to deny this request.

Ann Sweder is opposed to this property being medium density with three units per acre. Adding
more homes would mean over 300 homes between the two properties. The schools cannot
handle it; they are at capacity and over capacity. Only two elementary schools are close to
capacity. The other four are over capacity. The high school is over capacity by 700 students.
Adding another 300 homes would push this way over. She believes we need to fix the problems
before adding more weight to what we already have, which is broken. She urged the Planning
Commission not to rezone the property.

Ralph H. C. Theiss said that the 750-feet notification, even if it was in the Reno Gazette, covers
only one to two properties at the most in this area. He believes that something should be done
about the notification laws in the outer areas. Water is still a problem, because TMWA would
still pull from their area wells, because they need to supply their immediate facilities. There are
still no guarantees that all of these infrastructure needs will be met, regardless of the planning.
Five years ago, Gordon and Jim Haas met with Mr. Theiss'family several times, and they came
to an agreement after a couple of months that 120 houses on that 40 acre, give or take a
couple, was fine. Then he came back with the industrial change and the Master Plan change.
Now it's going back to the 120 houses again. ln the past flve and a half years, with this going
back and forth, other developers have stepped in. Another guy is looking at 175 houses. Mr.
Theiss didn't realize thisfive years agowhen he metwith Gordon and his boss and said, okay,
we'll go for your 120 houses. That philosophy of his has changed, because now we have one
guy going for it and the next guy going for it. He believes it needs to be stopped. 360
apartments went away a few months ago, and he's glad that's gone. He said the infrastructure
out there can't handle any more homes than are already there. He didn't move there to have
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125 or 175 houses next door; currently his son is the only dividing line between the
developments and his property. He asked the Planning Commission to turn this down.

Cindy Thomas said she opposes this. She just moved into the neighborhood in March. They
had to wait for their property to become Residential, because her property and several others
were once Residential and were then made into lndustrial. She is surrounded by lndustrial.
They're trying to do this across the street from her, to the north. Both properties are directly
across from her 1O-acre parcel. She opposes it, because in their information, they stated that
there was only going to be one entrance for each development. She believes this is a problem,

because there is only one way in and one way out. Fire, congestion at the front of Calle De La

Plata, and her ability to get out will be problems. She thinks the low density is a better idea; it
would still add 90 homes. But the system needs to be updated before bringing in any of these
houses. She said it's behind the times. There is an F rating for the highway, and there aren't
lights. She believes it will cause more problems. She hopes that more people up the road on

Calle De La Plata are notified. Her community mailbox was knocked ovbr, so no one has been

able to get their mail for almost four weeks. She thinks that more people would be present if
they had been able to get their mail and had been notified.

Maria Volte lives right next to this property. Three miles up the mountain, she is atfected by the
water. She is also worried about her safety. With so many homes being built, she wonders who

will protect her. She asked the Planning Commission not to approve the project. She is eighty-
six years old, and she is afraid of almost 200 houses next door.

Dan Herman said that he has been very vocal for the last 15 years. He helped write the Area
Plan. The Area Plan clearly states that the suburban core together with a transition zone will be

known as the Suburban Character Management Area. Where is the transition zone? Mr.

Herman said it's not there. The Donovan Ranch actually had a transition zone of one-acre
parcels, where they butt up to the other large-acreage parcels. They did a transition zone even

though there are one-third acre parcels there. They also did 360 dwelling units on 360 acres.
They donated open space for Sugarloaf Peak. The houses there are all on a minimum of one-
third acre. Mr. Herman said there need to be transition zones for all property owners. The
developer before with Blackstone heard Mr. Herman's concerns and gave him a transition zone,
which is why he didn't speak on that project. That should be required for everyone. There is a
big problem with the water rights. There's probably water out there. The problem is the
summertime, four months of the year, in the high-use area where half the water is provided by

the Truckee River and the other half of the ground water is pumped. He doesn't know if this will

affect the private wells. ln the CAB meeting, Mr. Gordon said they were not going to pump any
ground water; he said it would all be Truckee River water. Mr. Herman said this is not true: ask

TMWA. The number of residents who get noticed on this is ridiculous, especially the people

who live up the hill on large-acre parcels on wells. They didn't know about this. He applauded

the Commissioners for their comments on the last project and believes they're all applicable to

this project, as well. He would like to see the lots stay at a full acre if this area is developed, as

was anticipated in the Area Plan. He said that you can find this in the Area Plan, but the

developers are using a clause that says "predominately" to go to three units per acre on the east

side. lt was designed to have the east side of the property remain in the rural type of property.
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Chair Barnes asked for Commission questions.

Vice Chair Chvilicek addressed Mr. Pelham about the Spanish Springs Area Plan. This subject
property is adjacent to the other subject property, but also to ten-acre parcels and such. As it
speaks in the Area Plan of transition zone or feathering, how would that be addressed? This
project is abutting larger lots.

Mr. Pelham's evaluation is that when you look at the plan in its entirety and you look at the
density and the resultant probability of lot sizes of around a third of an acre and smaller, going
from that third acre zoning near Pyramid Highway to the 1O-acre parcels and then feathering out
into the 4O-acre parcels. He believes the transition is, on a plan-wide basis, being implemented.

Vice Chair Chvilicek acknowledged that a Master Plan Amendment and a Regulatory Zone
Amendment are before them this evening. lf this project were to move fonruard, or when it
moves forward, she'd like the applicant to take into consideration those featherings. She has
been involved with other projects where the developer and the affected property owners met
and came up with a plan that was palatable to everyone. People came with an open mind, and
it was extremely helpful and empowering to the community to not oppose growth, but to request
a reasoned approach.

Mr. Pelham agreed that is an ideal situation. He emphasized her comment about when a
project comes fonruard. He said they were a little bit hamstrung, because they were not
currently talking about parcels on a piece of land. They were talking about the color, the
allowable density. He agreed that there is absolutely a time when it is 100 percent appropriate,
and that is primarily at the tentative map phase.

Vice Chair Chvilicek said that even though they are looking at a Regulatory Zone Amendment
and a Master Plan Amendment, through both the staff report and the collaboration with the
developer, they also see what the planned development is, even without a tentative map. The
Planning Commission is given dwelling units and all of that information. lt becomes extremely
convoluted and very complicated to be able to come to those reasoned decisions when you see
the future.

Mr. Pelham agreed with Vice Chair Chvilicek. He said that if these were simple things, then
they would not be in front of the Commission. He said it is the Planning Commission's collective
wisdom that is applied to make these decisions. They have the task to project fonryard this
evening and see what is a likely outcome, what is a beneficial outcome, and then use their best
reasoned consideration to make your decisions.

Vice Chair Chvilicek complimented Mr. Gordon and his client for listening to what happened
prior and making an attempt to come fonrvard with the more reasoned proposal.

Mr. Gordon appreciated Vice Chair Chvilicek's comments. He said that much hard work, time
and effort has gone into this. He added that when this property was rezoned from General
Rural to lndustrial Commercial, they sat down with the families and put together an agreement
dealing with the transition issues. They agreed on a berm, agreed to put up trees, agreed on
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number of trees, and limited their height to preserve their view shed of the mountains. lt was a
package deal for lndustrial Commercial. They were dealing with a speciflc plan at the time, so

they had the ability to make some commitments. He said it was not applicable that night, but if
the Commission approved the application, he gave his word on behalf of the developer that they
would again sit down with these families and try to come up with some transition elements when
they came before the Commission with a tentative map. They have been dealing with
Commercial lndustrial, parking, and industrial lighting. With Residential, there are probably

different ways to transition for them to help mitigate their concerns.

Commissioner Prough addressed Mr. Gordon and Mr. Pelham. He acknowledged that they
cannot condition things, but he feels as though they're saying that this needs to be passed in
order to see what's in it. Commissioner Prough is uncomfortable with that approach. He said
that when they voted down the other one, it still did not meet health and safety issues, even
though Mr. Gordon said that with all of the reports, no one was against it. Commissioner

Prough said that in the reports, the Commissioners were allowed reasoning. The Washoe
Schools didn't say not to do it, but they did say that they were at capacity or over. The
expectation is that this would make them all over capacity. Commissioner Prough was offended
at Mr. Gordon's remarks and felt that he was implying that the Commissioners were stupid.

Commissioner Prough said that he was using his reasoning with what he was given in the
reports, and even though the agencies did not go against the project in the reports, he doesn't
see merits in this structure.

Mr. Gordon said that he appreciates Commissioner Prough's passion about this, as

Commissioner Prough and his neighbors live out there. Mr. Gordon said that this is the
process. You approve a Master Plan and a zone change. They get up to three units per acre.

That doesn't mean they will come in with three; it is likely, but roads and other considerations

will be included. Maybe they come with two and a half, maybe one, but those considerations

are at tentative map. Commissioner Prough would have, in his wisdom, the ability to deny a

tentative map based on the actual number of homes, the actual transition/buffering, the actual

access issues, the actual traffic impacts of how much RTC fees they need to pay or not pay. He

wishes that he had a better answer of what the plan is, but tonight it's just changing the colors

on a map, and they'll have to come back with what the plan will actually be.

DDA Edwards said that he believed there had been a blending of some terminology about the

idea of transition area versus what might be considered buffering, which would come along at a
project specific level. For example, if this were approved, then the Planning Commission would

have the opportunity, as the condition of a tentative map, to require buffering around the edges

of the property. That is somewhat different, though there may be some overlap, from the idea of
the transition area. The suburban core and the transition area are not the same. The transition

area is the area outside the suburban core. This is out of the Character Statement in the

Spanish Springs Area Plan. The suburban core is the area concentrated along the Pyramid

Highway. The transition area is the area outside the suburban core. lf you decide that this is
the suburban core, then the transition area is a separate area from what we're talking about

tonight. Even if you decide that this is suburban core and it is not transition area, that doesn't
mean that if and when a project came along, you wouldn't be able to include conditions like

buffering. DDA Edwards wanted to make this clear as the Planning Commission moved forward
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to make a motion. He believes it is an important distinction. Suburban core is not a blend with
the transition area; there is suburban core and then transition area. He believes it is a fair
question whether this flts exactly within suburban core or not. The standard in the Character
Statement is "concentrated along Pyramid Highway". lf the Planning Commission considers this
concentrated along Pyramid Highway and suburban core, then they are not talking about
transition area.

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

Commissioner Chesney stated that the developers and owners of the property have the right to
develop this property one way or another. He told the neighbors that, as much as they protest
the development for one reason or another, sooner or later it will be developed. He brought up
the choke point of the traffic situation. He believes Mr. Gordon made it clear that they have
some grip on the water and the sewer. They can see by all of the studies that the schools are
overloaded; he doesn't know if this is temporary or not, because people eventually graduate.
These properties are going to be developed. He wanted the developers to know that he is not
antidevelopment in the area. He believes there are some issues beyond the developers'
control because of the immensity of the issues. These issues need to be mitigated to keep the
public safe out there. He lives in Palomino Valley and drives in there every day, and Calle De
La Plata intersection is a crapshoot every day, and someone is going to be killed there soon.
The intersection is a big deal to him, and he approaches it very carefully.

Vice Chair Chvilicek spoke to Mr. Pelham, Director Whitney, or DDA Edwards. ln terms of the
Area Plan, as noted with the suburban core being Pyramid Highway, what defines the
boundaries of that core for this project? This project is signiflcantly removed from Pyramid
Highway and moves east.

Director Whitney answered that there are not boundaries drawn on the map in the Area Plan to
define the suburban core. lt is described, and that is where you get differences of opinion. He
looked at the Character Statement every way he could, analyzed it, and felt there was
significant flexibility so that these increased densities still met the intent of the Character
Statement. Colors on the map show different zoning. Boundaries on maps show the Truckee
Meadows service area where growth is supposed to be concentrated per the Regional Plan, but
there is not a boundary to answer what Vice Chair Chvilicek is asking.

Vice Chair Chvilicek said it is distinct that suburban core is and will continue to be concentrated
along Pyramid Highway. That's interpretive, but for her, along Pyramid Highway means directly
along Pyramid Highway, not however many acres away from pyramid Highway.

DDA Edwards told Vice Chair Chvilicek that he believed she was engaging in reasoned
analysis. There is fluidity built into the way that this would be applied. As he understands, Eric
Young was one of the chief writers of this plan. That is the idea of a Master Plan - to allow
some level of fluidity, rather than a rigid straightjacket. He believes that her interpretation and
analysis is appropriate, as long as it is based on facts and information in the record. lf they
decide suburban core, then it's not part of the transition area. He believes that Vice Chair
Chvilicek is engaging in the right form of analysis to determine if it is or is not.
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Commissioner Edwards has been to this property many times. lt is a great piece of property,

and it is too bad that it doesn't sit farther to the east. lt is clearly in the area that Commissioner
Edwards would determine as transition area. lf a developer wanted to go to a one acre, Low
Density Suburban, or something like that, then he would not have any problem supporting it. He

doesn't believe that the density in the project is correct for the neighborhood. He supposes that
it does come down to health and safety with the traffic and whatnot. He is satisfied with the
water. He understands about the wells going dry, but they're talking about importing water to
this area. lf they import water, then you will get recharged. They did in Golden Valley. He can't
support it by opening the door to three parcels per acre.

Commissioner Horan believes that one thing with which boards struggle is pressure on

infrastructure across the board in all areas - schools, police, fire, roads. Too many times, this

Commission and others are faced with, "Well, the schools say they will bus them." That is not

an answer. We need to do a better job with our infrastructure. We cannot continue kicking the

can down the road on the infrastructure. That is Commissioner Horan's problem with this.

Commissioner Prough apologized to Mr. Gordon for losing his temper. He told the developer
that he is not against development. He is against the rezoning that would put three units on one

acre. He would support one unit on an acre. He believes that would be more appropriate to the

area.

Chair Barnes called for motions and findings of fact.

Commissioner Prough asked DDA Edwards if it is possible to reword this motion in the negative.

DDA Edwards said that would be appropriate if a few things were tweaked.

Commissioner Prough, after giving reasoned consideration to the record in this case, including

but not limited to the information contained in the staff report and the information presented

during the hearing on these items, moved to deny Master Plan Amendment Case Number

MPA15-004 and Regulatory Zone Amendment Case Number RZA15-006, based on all of the
findings as outlined in the staff report. He further moved to deny the resolutions and the
proposed Amendments in MPA15-004 and RZA15-006 as set forth in the staff report for
submission to the Washoe County Board of Commissioners and authorized the chair to sign the

denial on behalf of the Planning Commission.

Commissioner Prough believes that the following findings are not met:

Washoe Gountv Development Code Section 1{0.820.15(d) Master Plan Amendment
Findinqs

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.
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Spanish Sprinss Area Plan Findinss - Policv SS.17.1 (a part of the Master Plan)

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

c. The amendment will not conflict with the public's health, safety or welfare.

Washoe Countv Development Code Section 110.821.15(d) Requlatorv Zone Amendment
Findinqs

4. Availabilitv 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 efflcient expenditure of funds for public services.

DDA Edwards asked Commissioner Prough if the motion for denial was without prejudice or
with.

Commissioner Prough stated that the motion was without prejudice.

Commissioner Chesney seconded the motion.

Chair Barnes called for any discussion.

Vice Chair Chvilicek referenced the Spanish Springs Area Plan and concurred with
Commissioner Edwards that this is in a transition zone. As plans are developed this needs to be
addressed. She submitted to the developer that through her earlier reference to collaboration,
consensus, and meeting with property owners, transition can be included that as this property
abuts larger properties, that maybe zoning can be one dwelling unit per acre and then intensified
within up to the three units per acre as you go into a project. Having been a property owner who
was part of that kind of collaboration, they came up with something agreeable. She also
supports that this plan does not preserve the vision and Character Statement of the Spanish
Springs Area Plan.

Chair Barnes called for a vote on the motion for denial without prejudice, which passed
unanimously, with a vote of seven for, none against.

9. Chair and Gommission ltems
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*A. Future agenda items

Commissioner Edwards asked if the Golden Valley Pit Special Use Permit could be put
on the next month's agenda. Director Whitney said that a Planning staff member and
two Engineers are going on an inspection of the pit on Wednesday, December 2,2015.
They agreed that the item will be on the February 2016 agenda.

Commissioner Prough asked if the sign ordinance would be coming back before the
Planning Commission. Director Whitney answered that staff is working on how to best
change the ordinance to follow the recommendations of the Board of County
Commissioners. The Planning Commission should see it within the next few months.

Commissioner Horan asked if staff can do "more than the bare minimum" on notifications
of cases to surrounding properties, at least on controversial issues. Director Whitney
said the Division may need to re-look at notification in the larger lot rural areas.

*8. Requests for information from staff

Vice Chair Chvilicek said it would be helpful if all of the plans they receive have
directional arrows (north arrows). Director Whitney said some of the plans come from
the applicants and that staff will do their best to add directional arrows.

Commissioner Horan said that Director Whitney's staff did a very good job in their
presentation of the material.

Vice Chair Chvilicek mentioned to staff that the process is very difficult for the
Commissioners when they have to look at the big picture.

Director Whitney commended the Commissioners on their public service during this
difficult process.

10. Director's and Legal Gounsel's ltems

"A. Report on pr"rior. Planning Commission items

Director Whitney let the Commission know that there is an application coming into the
City of Reno to amend the Reno/Stead Corridor Joint Plan, which is in the North Valleys.
The application is called Sky Vista, and it is a Master Plan Amendment to that Corridor
Joint Plan. There will be a joint meeting of the Planning Commissions from the City of
Reno and Washoe County, followed by a joint meeting of the Reno City Council and the
Board of County Commissioners. Mr. Whitney will email the Planning Commissioners
with a couple of possible dates in February for the joint meeting.

*B. Legal information and updates

None

11. *General Public Comment

Chair Barnes opened general public comment.

Dan Herman thanked the Planning Commission and said, "You guys got it right tonight."

12. Adjournment

With no further business scheduled before the Planning Commission, the meeting adjourned
at 9:28 p.m.
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Respectfully submitted,

Kathy Emerson, Recording Secretary

Approved by Commission in session on November 3, 2015.

Carl R. Webb, Jr., AICP
Secretary to the Planning Commission
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AX15-006 Attachment E

WASHOE COUNTY COMMISSION l00l E. 9th Street
P.O. Box 11130

Reno, Nevada 89520
(77s) 328-200s

RESOLUTION
ADOPTING AN AMENDMENT TO THE SPANISH SPRINGS

REGULATORY ZONE MAP (RZAls-006)

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

WHEREAS, On December 1,2015, the Washoe County Planning Commission denied
Regulatory Zone Amendment Case No. RZAI5-006;

WHEREAS, On December 9, 2015, the applicant appealed the denial to the Board of County
Commissioners as Appeal Case No. AX15-006;

WHEREAS, On January 26, 2016, the Board of County Commissioners held a duly noticed
public hearing, determined that it had given reasoned consideration in its review of the written
materials and oral testimony at the public hearing regarding Appeal Case No. AXl5-006 and the
proposed Regulatory Zone Amendment Case No. RZA l5-006, approved the original request for
adoption; and, in connection therewith, made the following findings:

Washoe County Development Code Section 1f 0.821.15

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

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

3. Response to Change Conditions: more desirable use. The proposed amendment responds

to changed conditions or further studies that have occurred since the plan was adopted by
the Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land.

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

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

6. Desired Pattern of Growth. The proposed amendment will promote the desired pattern for
the orderly physical growth of the County and guides development of the County based

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

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

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.
A traffic analysis has been conducted that clearly identifies the impact to the adopted
Ievel 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.
(NOT APPLTCABLT)

9-86pereent ef the Suburban eharaete- It4anagement r\rea
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.
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 Transpofiation Commission.
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 ofthe 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.

b.

d.

f.

h.
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WHEREAS, This action will become effective after the adoption of Master Plan Amendment
Case Number MPA15-003 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 reverses the denial of the Planning Commission
and hereby ADOPTS the amendment to the Spanish Springs Regulatory Zone Map (Case No.
RZAI5-006), as set forth in Exhibit A affached hereto.

ADOPTED this 26th day of January 20l6,to be effective only as stated above.

WASHOE COUNTY COMMISSION

Chair

ATTEST:

Nancy Parent, County Clerk
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BOARD OF COUNTY COMMISSIONERS 
WASHOE COUNTY, NEVADA 

TUESDAY 10:00 A.M. JANUARY 26, 2016 

PRESENT: 
Kitty Jung, Chair 

Bob Lucey, Vice Chair 
Marsha Berkbigler, Commissioner 
Vaughn Hartung, Commissioner 
Jeanne Herman, Commissioner 

Nancy Parent, County Clerk 
John Slaughter, County Manager 

Paul Lipparelli, Legal Counsel 

The Washoe County Board of Commissioners convened at 10:00 a.m. in 
regular session in the Commission Chambers of the Washoe County Administration 
Complex, 1001 East Ninth Street, Reno, Nevada. Following the Pledge of Allegiance to 
the flag of our Country, the Clerk called the roll and the Board conducted the following 
business: 

16-0078 AGENDA ITEM 3  Public Comment. 

Ardena Perry expressed her concerns about County Code Chapter 55 
Section 200 regarding the tethering of animals. She provided a brief history related to the 
Code. She indicated she did not believe tethering animals in front a business, regardless 
whether or not a person received the property owner’s permission, was appropriate since 
it posed a danger to the animal and people passing by. 

Tim Stoffel expressed his concerns about Agenda Items 13 and 15 
associated with County Code Chapter 55. He questioned the vagueness of the definition 
of veterinary care and the commercial animal establishments permit language. He said 
there was a dark undertone to the regulations.  

Bob Akerman came forward in memory of Michael Greene, former Sierra 
Fire Protection District Chief, who recently passed away. He spoke about Michael 
Greene’s accomplishments. He recommended the Board recognize Chief Greene with a 
plaque at Fire Station 36. 

Cathy Brandhorst spoke about matters of concern to herself. 

Sam Dehne spoke about the negative effects that Storey County’s 
inclusion into the Economic Development Authority of Western Nevada had on Washoe 
County. 

EXHIBIT B
MPA15-004 & RZA15-006
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 Garth Elliott talked about making the County a gentler place to live. He 
said the County should watch the kinds of laws it enacted. 
 
16-0079 AGENDA ITEM 4  Announcements/Reports.  
 
  John Slaughter, County Manager, recommended the removal of Agenda 
Item 5D, a sub-grant for emergency food assistance, and Agenda Item 15, the second 
reading of amendments to Chapter 55. 
 
  Commissioner Herman stated she received complaints from residents, in 
the rural areas of District 5, about their garbage not being picked up by Waste 
Management. Since residents were not receiving the service they were paying for, she 
thought residents should receive a refund or a credit with regards to their billing. She 
suggested there needed to be changes made to the way complaints were received. She felt 
complaints needed to be made in writing so there would be a record. She mentioned the 
Lemmon Valley Flood and asked staff to research obtaining a grant to improve the 
ditches. She also mentioned possibly using her discretionary funds to help the Citizen 
Advisory Boards move forward. 
 
  Commissioner Hartung said he received emails with respect to single-
stream recycling and hoped the County would have single-stream recycling in the near 
future.  
 
  Commissioner Berkbigler mentioned the Board previously requested a 
formal resolution for Michael Greene, former Sierra Fire Protection District Chief, which 
would be coming before the Board. 
 
  Commissioner Lucey commended the staff and the Board for their 
involvement in the strategic planning session. He mentioned there were significant gains 
and accomplishments. He stated he wanted to mimic some of the announcements from 
the session regarding positively branding the County, making sure every County citizen 
was aware of what the County did for them on a daily basis, and the continuation of 
helping citizens move forward. He noted County citizens had many concerns and he 
asked them to be patient. The County was working through every situation as fast as it 
could to try to find a resolution for its citizens. He said he attended the Library Board of 
Trustees meeting and spoke with the new Library Director, Jeff Scott. He stated Mr. Scott 
was a phenomenal addition to the County’s team. He indicated libraries were cultural and 
community centers that were sometimes overlooked. The relevance and importance of the 
County’s libraries were so much more than just books and librarians. He mentioned the 
libraries were underfunded and hoped Mr. Scott’s leadership would improve the 
situation.  
 
  Chair Jung stated she met with a group which Scott Pearson, Reno Justice 
Court Chief Judge, had assembled that established a specialty court to address human 
trafficking and the exploitation of humans. She noted the County had a formal agreement 
with Awaken, a non-profit organization which helped women and children break away 
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from the cycle of exploitation. She spoke about the shortage of doctors in the region and 
she suggested starting a dialog with Renown to discuss the issue. She mentioned she 
would be attending the Directions 2016 meeting at the Grand Sierra Resort to discuss 
economic development issues. She also mentioned there would be a District Board of 
Health meeting and a concurrent meeting with the City of Reno, the City of Sparks and 
the Washoe County School District. Lastly, she stated she would be sitting at the Reno is 
Artown table for the Go Red for Women luncheon, which was a fundraiser and an 
awareness event for women’s heart health.  
 
  Commissioner Berkbigler said Go Red for Women was wonderful. She 
stated she was a member of the Go Red Team and she would also be at the event. She 
wished Chair Jung a happy birthday. 
 
 CONSENT ITEMS 5A THROUGH 5F2 
 
16-0080 5A Approve roll change requests, pursuant to NRS 361.765 and/or NRS 

361.768, for errors discovered for the 2012/2013, 2013/2014, 2014/2015 
and 2015/2016 secured and unsecured tax rolls and authorize Chairman to 
execute the changes described in Exhibit A and direct the Washoe County 
Treasurer to correct the error(s). [cumulative amount of decrease 
$44,329.22]. Assessor. (Parcels are in various Commission Districts.) 

 
16-0081 5B Acknowledge Receipt of the Interim Financial Report for Washoe 

County Governmental Funds for the six months Ended December 31, 
2015 – Unaudited. Comptroller. (All Commission Districts.) 

 
16-0082 5C Approve the updated Washoe County Grant Management Policy 

Manual 2016. Manager. (All Commission Districts.) 
 
16-0083 5E1 Approve an Easement Amendment (Truckee River Bicycle and 

Pedestrian Traffic Access Bridge) between Washoe County and the State 
of Nevada Division of State Lands, due to an increase in the annual fees 
associated with the Easement [$275 annually].  (All Commission 
Districts.) 

 
16-0084 5E2 Approve a Sanitary Sewer Infrastructure Dedication Agreement 

between Washoe County, St. James’s Village, Inc. and World Properties, 
Inc., for the development, construction and subsequent dedication of 
Sanitary Sewer Infrastructure for the St. James’s Village and Sierra 
Reflections residential developments located in the South Truckee 
Meadows.  (Commission District 2.) 

 
16-0085 5E3 Approve a Communications Use Lease for Fox Mountain (NVN-

004731) between the United States of America, acting through the Bureau 
of Land Management, Department of the Interior and Washoe County to 
replace an existing Right of Way Grant. (Commission District 5.) 
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16-0086 5F1  Approve receipt of a direct grant award [$127,470, no County match 

required] from the Bureau of Justice Assistance (BJA), State Criminal 
Alien Assistance Program (SCAAP), FY2015, Project number 2015-AP-
BX-0775, to the Washoe County Sheriff’s Office, Detention Bureau. 
Beginning date of the grant term is retroactive to October 1, 2015, with no 
end date. If approved, direct the Comptroller’s Office to make the 
necessary budget amendments. (All Commission Districts.) 

 
16-0087 5F2  Approve the direct grant award from the U.S. Department of Justice, 

Bureau of Justice Assistance FFY 2015/2016, Project No. 2015-SJ-BX-
0002 for [$113,472, 25% cash match required from County] to support the 
Anti-Wandering Initiative project for the retroactive grant period of 
10/1/15 through 9/30/17 and award contract to Catholic Charities of 
Northern Nevada based on response to RFP #2958-16 and if approved, 
direct Comptroller’s Office to make necessary budget amendments. (All 
Commission Districts.) 

 
 On the call for public comment, Cathy Brandhorst spoke about matters of 
concern to herself. 
 
 On motion by Commissioner Hartung, seconded by Commissioner 
Berkbigler, which motion duly carried, it was ordered that Consent Agenda Items 5A 
through 5F2 be approved with the exception of Agenda Item 5D which was pulled. Any 
and all Resolutions or Interlocal Agreements pertinent to Consent Agenda Items 5A 
through 5F2 with the exception of Agenda Item 5D are attached hereto and made a part 
of the minutes thereof.  
 
 BLOCK VOTE – AGENDA ITEMS 8, 9, 10, 11 AND 12 
 
16-0088 AGENDA ITEM 8  Recommendation to acknowledge a grant award and 

a FY16 General Fund allocation of [$314,136], awarded to the Second 
Judicial District Court, to help support and increase the number of 
participants served through the expansion of the existing Mental Health 
Court, titled the Northern Nevada Regional Mental Health Court, creation 
of a new Medication Assisted Treatment Court, and expansion of the 
existing Adult Drug Court, effective November 1, 2015 – June 30, 2016, 
and direct the Comptroller’s Office to make the necessary budget 
adjustments. District Court. (All Commission Districts.) 

 
 On motion by Commissioner Lucey, seconded by Commissioner 
Berkbigler, which motion duly carried, it was ordered that Agenda Item 8 be 
acknowledged and directed.  
 
16-0089 AGENDA ITEM 9 Recommendation to approve a Grant Agreement 

between William N. Pennington Foundation and Washoe County for 
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Bower’s Mansion Pool construction and equipment improvements 
[$400,000 - no match required]; authorize the Community Services 
Department Director to sign the grant agreement, reports, and any 
subsequent documents related to the grant on behalf of the County; and 
direct the Comptroller’s Office to make the appropriate budget 
adjustments. Community Services.  (Commission District 2.) 

 
 On motion by Commissioner Lucey, seconded by Commissioner 
Berkbigler, which motion duly carried, it was ordered that Agenda Item 9 be approved, 
authorized and directed. 
 
16-0090 AGENDA ITEM 10 Recommendation to approve the sole source 

purchase of absentee ballot central scanning hardware and software for the 
Registrar of Voters Office from Dominion Voting Systems; authorize the 
Purchasing and Contracts Manager to execute an agreement in the amount 
of [$224,523], which includes first year maintenance as well as extensive 
training;   approve the inter-fund contingency transfer of [$224,523] from 
the general fund contingency account 189000-820000 to project (number 
to be determined) Voter's Absentee Ballot project in the Capital 
Improvement Fund; and direct the Comptroller’s Office to make the 
appropriate adjustments.  The total project implementation cost, year one 
of maintenance and necessary training is requested for the project and 
years two through four maintenance costs are to be included in the base 
budget of the Registrar of Voter's Office beginning fiscal year 2016/2017 
and is approximately [$39,000] annually. Voters.  (All Commission 
Districts.) 

 
  On the call for public comment, Cathy Brandhorst spoke about matters of 
concern to herself. 
 
 On motion by Commissioner Lucey, seconded by Commissioner 
Berkbigler, which motion duly carried, it was ordered that Agenda Item 10 be approved, 
authorized and directed. 
 
16-0091 AGENDA ITEM 11  Recommendation to approve the settlement of the 

claims by John Kesner and Corrine Kesner against Washoe County et al, 
for a total sum of [$200,000] for all claims against all defendants, with 
funding from the Risk Management Fund.  Comptroller. (All Commission 
Districts.) 

 
 On motion by Commissioner Lucey, seconded by Commissioner 
Berkbigler, which motion duly carried, it was ordered that Agenda Item 11 be approved. 
 
16-0092 AGENDA ITEM 12  Recommendation to award Washoe County Bid No. 

2943-16 for Ortho-Photography and 2-foot Contour Products on behalf of 
Washoe County and the Jointer Agencies (the Cities of Sparks and Reno, 
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and Nevada Power Company) to the Geophex, Ltd., 605 Mercury St., 
Raleigh, NC 27603 in the amount of [$196,844.56.]  Authorize the 
Purchasing and Contracts Administrator to purchase additional mapping 
products from the same vendor through December 31, 2016 provided there 
is no increase in the pricing structure. Technology Services. (All 
Commission Districts.) 

 
 On motion by Commissioner Lucey, seconded by Commissioner 
Berkbigler, which motion duly carried, it was ordered that Agenda Item 12 be awarded 
and authorized. 
 
16-0093 AGENDA ITEM 6  Department Presentation – Community Services 

Department, highlighting services and operations. 
 
 Dave Solaro, Community Services Department (CSD) Director, conducted 
a PowerPoint presentation. He stated the general public knew the CSD by various other 
department names; such as, parks, roads, engineering, public works, building and safety, 
sewer, utilities, and planning and development. Internal staff knew the CSD as facilities, 
equipment services, and capital projects. He said the CSD was a group of multiple 
disciplines put together for the benefit of the tax payer, the rate payer, and the permit 
holders. He noted a total of 437,000 residents utilized the regional services the CSD 
supported, which included the jail, Animal Services, the Courts, dispatch, the senior 
centers and the libraries. The mission the CSD worked towards was to provide and 
sustain a safe, secure and healthy community. A video was played which captured the 
impacts of CSD’s services throughout the County, including roads, parks and facilities. 
He reviewed a slide providing CSD facts which highlighted the number of employees, 
miles of roads, square feet of buildings, acreage of parks, number of permits, number of 
building inspections, and the general fund budget amount. He spoke about the CSD’s 
staff and their experiences. He noted his staff was educated, knowledgeable and 
dedicated. He said the CSD did not always meet the expectations of all the residents, but 
it met the expectations of most of them. He noted with proper planning and budgeting, 
the CSD would meet the needs of the County citizens well into the future. Meeting the 
needs of the community would require investing in equipment, technology and staff. He 
said the CSD planned to meet the challenge. He thanked the employees of the CSD, the 
Manager’s office and the Board. He noted the last slide of the presentation provided the 
CSD’s contact information. 
 
 Commissioner Hartung said the County was more user friendly than it had 
ever been. He thought one of the best moves the Board made was to combine the various 
departments under the CSD. He stated the CSD was really proactive and the staff was 
amazing.  
 
 Commissioner Berkbigler thanked Mr. Solaro for all of the help he had 
been to her. She noted the CSD was doing a great job.  
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 Commissioner Lucey stated he could not thank Mr. Solaro enough. He 
noted the presentation Mr. Solaro gave at the District 2 Forum and to the Board showed 
how much Mr. Solaro oversaw. He commended Mr. Solaro and the CSD staff. 
 
 Chair Jung echoed the statements of the other Commissioners. She 
believed Mr. Solaro’s background was impressive and she asked him to elaborate on his 
education and licensure. 
 
 Mr. Solaro stated he was a believer of bettering yourself through 
education. He remarked he was a licensed architect and registered engineer. He obtained 
his architecture degree from the University of Idaho and his engineering degree from the 
University of Nevada, Reno. 
 
 Chair Jung noted the video was great and she thanked Mr. Solaro. 
 
 There was no public comment or action taken on this item. 
 
16-0094 AGENDA ITEM 7 Recommendation to acknowledge staff update 

regarding dispatch consolidation conversations with the City of Reno and 
provide further direction to staff regarding option to pursue consolidation 
study. Manager. (All Commission Districts.) 

 
 Joey Orduna-Hastings, Assistant County Manager, stated she was present 
to provide an update on dispatch conversations with the City of Reno and the Sheriff’s 
Office. Staff’s recommendation was to pursue and commission a consulting agreement to 
review data, personnel issues, the governing structure and technology needs. She 
indicated as Dispatch moved toward consolidation, having a national expert would be 
beneficial. She noted Russell Pedersen, Sheriff’s Department Chief Deputy, was present 
to answer questions. 
 
 Commissioner Hartung asked whether the County was bearing the entire 
cost of the estimated $50,000 to $80,000.  
 
 Ms. Orduna-Hastings stated the County would utilize funds from the 
Office of the County Manager’s budget.  
 
 There was no public comment. 
 
 On motion by Commissioner Hartung, seconded by Commissioner 
Herman, which motion duly carried, it was ordered that Agenda Item 7 be acknowledged.  
 
16-0095 AGENDA ITEM 13 Introduction and first reading of an ordinance 

amending Washoe County Code Chapter 55 by repealing provisions 
concerning riding horses while intoxicated, abandoning injured animals, 
and giving away live animals as part of a promotion; by amending 
provisions related to keeping animals in sanitary conditions, animal waste 
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disposal, cruelty to animals, animal fighting, pigeon shoots, endangering 
animals and restraining animals; and by repealing, adding and revising 
various definitions, and all other matters properly relating thereto; and, if 
supported, set the public hearing for second reading and possible adoption 
of the ordinance on February 9, 2016. Animal Services. (All Commission 
Districts.) 

 
 The Chair opened the public hearing by calling on anyone wishing to 
speak for or against adoption of said Ordinance.  
 
 Nancy Parent, County Clerk, read the title for Bill No. 1757. 
 
 On the call for public comment, Ardena Perry stated she would like to see 
clarification on the language “reasonable veterinary care”. She said there was a lot of 
subjective language and it left a lot of wiggle room.  
 
 Cathy Brandhorst spoke about matters of concern to herself. 
 
 Commissioner Lucey stated there was no clarity in the language regarding 
the restraining of animals on public property. He said he would like to see clarification 
regarding tethering on public property. 
 
 Chair Jung asked Paul Lipparelli, Legal Counsel, whether Commissioner 
Lucey could introduce the Bill with the stipulation that the second reading would identify 
the changes. 
 
 Mr. Lipparelli said in these situations the question was always whether the 
changes or refinements would destroy the notice that was given. He stated a lot depended 
on how substantial the changes were. It was always safer to start over and make sure 
everyone had notice of what the provisions were. If that course was not chosen and the 
changes were made, the question would be whether the changes were substantial enough 
to warrant a first reading and an adoption. 
 
 Bobby Smith, Animal Services Manager, noted the Code indicated it was 
perfectly legal to tether a dog at horse parks and similar spaces. He said Animal Services 
could work with the District Attorney’s office to add the exemption for parks. 
 
 In response to Chair Jung’s question whether Mr. Smith’s suggestion was 
satisfactory, Commissioner Lucey responded in the affirmative.  
 
 Commissioner Herman indicated she understood the concerns of the 
public regarding the word “reasonable”. She expressed concerns over the verbiage “other 
birds” in the section dealing with animal fighting and pigeon shooting. She mentioned 
she raised birds for the purpose of training her bird dogs. She suggested clarifying the 
language to exempt birds that a person raised themselves. 
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 Mr. Smith noted the language Commissioner Herman referenced was 
original language. He stated the language was directed towards animal fighting where 
animals were pitted against each other; for example, cock fighting.  
 
 Commissioner Herman remarked her interpretation of the language was 
not the same. She noted the language was still unclear as people could interpret it 
differently. 
 
 Bill No. 1757 was introduced by Commissioner Lucey, and legal notice 
for final action of adoption was directed with a second reading to be held on February 
9th. 
   
16-0096 AGENDA ITEM 14  Recommendation to approve the request to approve 

the relocation of a medical marijuana dispensary within unincorporated 
Washoe County pursuant to section 3 of Senate Bill Number 276 as signed 
into law on June 9, 2015.  The request is from Tryke Companies Reno, 
LLC to approve the relocation of a medical marijuana dispensary within 
unincorporated Washoe County pursuant to section 3 of Senate Bill 
Number 276 as signed into law.  The request is from Tryke Companies 
Reno, LLC to move a medical marijuana dispensary from the location 
issued as State of Nevada provisional medical marijuana certificate at 10 
Stateline Road in Crystal Bay, Nevada to a new location at 5105 Sun 
Valley Boulevard in Sun Valley, Nevada.  If approved, direct staff to 
notify the State of Nevada Division of Public and Behavioral Health in 
writing of the Board’s approval of the relocation request. Manager. 
(Commission Districts 1 and 3). 

 
 Kevin Schiller, Assistant County Manager, stated the County lobbied for a 
bill to allow moving medical marijuana facilities beyond the five-mile requirement and 
this was the first facility brought forward pursuant to the changes. He said the process 
required a public hearing and a neighborhood meeting. The meeting, which consisted of a 
panel that included himself and representatives from Tryke Companies Reno, LLC, 
occurred at the Sun Valley Community Center. He mentioned 20 attendees signed in and 
proper notice was provided. He indicated residents’ concerns primarily focused on 
security. Other concerns included traffic, proximity to schools, cultural issues, having a 
second dispensary in Sun Valley, and the public review process. He said the panel spent a 
lot of time presenting information specific to the rules and regulations regarding 
oversight of a medical marijuana dispensary. He noted historically in other jurisdictions 
when a medical marijuana dispensary was placed in neighborhoods, criminal activity 
decreased due to increased scrutiny around the facility. He mentioned Tryke Companies 
Reno, LLC was very invested in the Sun Valley community, and in their prior businesses, 
they had been very gracious in terms of contributing to the community. Tryke Companies 
Reno, LLC arranged a tour of their City of Sparks’ facility for some of the Citizens 
Advisory Board (CAB) members which included Chair Jung. He said staff’s 
recommendation was to approve the move as the proposed parcel was eligible. He added 
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there were time frames tied to setting up the dispensaries, which was why staff tried to 
move through the process quickly. 
 
 On the call for public comment, Carol Burns objected to the approval of 
moving of the medical marijuana dispensary to Sun Valley. She stated according to the 
State there had been 2,235 medical marijuana permits issued and she found it difficult to 
believe that all those people were proximal to Sun Valley. She believed the intersection 
of the location was dangerous. She also believed the move appeared to be a vendetta 
against the Sun Valley community as she noted other issues that plagued Sun Valley; 
such as, the previous lack of a CAB, the fact that the Sun Valley community had to 
assume the financial responsibilities of their parks, and now a proposal for a second 
medical marijuana dispensary.  
 
 Cathy Brandhorst spoke about matters of concern to herself. 
 
 Garth Elliott said he did not have a medical marijuana card but he knew of 
several older people who had them. He said his wife had a medical marijuana card for her 
fibromyalgia. He noted the benefits of having two medical marijuana dispensaries in Sun 
Valley, which included having viable businesses in the area and the fact that having two 
facilities would force competition. He did not believe traffic would be a concern. He 
thought Sun Valley would benefit from the medical marijuana facilities. He thought 
marijuana was destructive to young people; however, it was good for seniors. 
 
 Chair Jung requested an email from Susan Severt be placed into the 
record. The email was placed on file with the Clerk. 
 
 Commissioner Herman indicated she attended the meeting in Sun Valley 
and one of the concerns residents had was that the two facilities might become 
recreational facilities. She said residents were told that would not happen so she hoped 
that was the case. 
  
 Chair Jung stated she was a supporter of medical marijuana. She spoke 
about the successes of medical marijuana. She thought the location of the medical 
marijuana dispensary in Sun Valley was great. 
 
 On motion by Chair Jung, seconded by Commissioner Berkbigler, which 
motion duly carried, it was ordered that Agenda Item 14 be approved and directed. 
 
 PUBLIC HEARINGS 
 
16-0097 AGENDA ITEM 15 Second reading and adoption of an ordinance 

amending Washoe County Code Chapter 55 by creating provisions 
regulating commercial animal establishments (through an animal welfare 
permit); by adding related definitions; and by making changes to the 
definition of “County” and all other matters properly relating thereto. (Bill 
No. 1756). Animal Services. (All Commission Districts.) 
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 John Slaughter stated the agenda item was recommended for removal.  
 
 The Chair opened the public hearing by calling on anyone wishing to 
speak for or against adoption of said Ordinance.  
 
 On the call for public comment, Lisa Jaramillo, Pet Play House Co-
Owner, stated the definition of a commercial animal establishment in the ordinance 
lumped several industries under one umbrella. She felt there were two separate industries: 
the purchase and sale of animals, and the service industry. Dog day care was similar to 
child day care. The animals had an advocate or guardian, which distinguished it from the 
sale industry where the animals did not have representation until they were purchased or 
adopted. She did not believe parts of the proposed ordinance pertained to her type of 
business; for example, euthanasia and carcass removal. She hoped the Board could revise 
the language. She said she supported inspections of all facilities involving pets without 
prior warning. 
 
 Chair Jung suggested that Bobby Smith, Animal Services Manager, and 
Shyanne Schull, Animal Services Director, reach out to Ms. Jaramillo to clarify the 
language for her.  
 
 Chair Jung stated Agenda Item 15 was to be removed from the Agenda 
through her authority as Chair. She said Paul Lipparelli, Legal Counsel, believed the 
record would still be clean and in compliance with the open meeting law. 
 
 Mr. Lipparelli added while Chair Jung was probably not technically 
required to take public comment for an item that was removed from the agenda, in the 
interest of public participation, it was within the Chair’s discretion to do so. 
 
16-0098 AGENDA ITEM 16  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 
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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. Community Services. (Commission District 4.) 

 
  Roger Pelham, Planning and Development Division Senior Planner, 
conducted a PowerPoint presentation, which was placed on file with the Clerk, regarding 
a regulatory zone amendment and a master plan amendment to change the zoning of the 
specified property from commercial and industrial to residential. The slides included a 
map of the property, and the action taken by the Planning Commission which denied 
staff’s recommendation for the approval of the zoning change. He said the Planning 
Commission felt the proposals did not create the transition and the feathering of densities 
that the character statement provided for. He noted in his initial evaluation, the area plan 
statement dealt with a broader level of review; whereas, the Planning Commission felt the 
statement dealt with individual parcels that were stacked up against each other. The 
character statement, as he understood it, was meant to indicate there would be a higher 
density in the suburban core, which was the suburban character management area, and 
then feathering out to the more rural densities on the outside.  
 
  Commissioner Hartung asked Mr. Pelham to articulate some of the issues 
the Planning Commission had with respect to traffic, upgrades to the intersection, and 
other likely improvements. 
 
  Mr. Pelham said the Planning Commission, from a physical infrastructure 
standpoint, felt that the potential for additional traffic could place burdens on the 
intersection of Pyramid Way and Calle de la Plata. He added they also felt improvements 
should be made to the area prior to the approval of the Master Plan and the Regulatory 
Zone Amendments. Additionally, the Planning Commission felt there could be additional 
burdens on the waste water system and perhaps on individual wells, based on additional 
pumping that might come out of the municipal wells. He noted the Truckee Meadows 
Water Authority and Community Sewer would service the area. He stated the capacity 
did exist to support the sewer system for the additional intensity that was requested by the 
Master Plan Amendment and zoning change. He indicated there was not a specific project 
at this time.  
 
  Commissioner Hartung spoke of his concern regarding the lack of a right-
hand deceleration lane on the corner of Pyramid Way and Calle de la Plata. He asked 
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whether the warrants had been met and if the developers would be able to improve the 
corner themselves prior to any projects. 
 
  Mr. Pelham said he did not believe it met the warrants but the 
recommendation for the deceleration lane was within the traffic report that was 
submitted. The warrants had not been met for the full signalized intersection. 
 
  Commissioner Hartung stated the Planning Commission wanted to see 
certain kinds of improvements prior to development; however, that was not the process. 
Development had to occur before improvements could be made to the intersection. He 
said it was important to understand the Board was not addressing a specific project. They 
would be approving a Master Plan Amendment and rezoning the property. 
 
  Commissioner Berkbigler questioned whether more traffic and waste 
water issues would occur if the property was utilized under its current commercial 
zoning. 
 
  Mr. Pelham replied yes. He noted there was commercial and industrial 
zoning in place, which provided for more intense uses in comparison to the suburban 
residential and the medium density suburban (MDS) zones. 
 
  Commissioner Berkbigler added she thought the Planning Commission 
was incorrect by denying the applicant’s request.  
 
  On the call for public comment, Maria Voltl asked the Board to deny the 
rezoning of the property in question. She said her property was a 40 acre parcel nearby. 
She said she was the first to be vandalized by kids with nothing to do. She added she was 
86 years old, and she moved there for peace and quiet. She concluded by stating if the 
amendments were approved, the Board would be driving her out of her home. 
 
  Dan Herman stated he was perplexed as to why the public hearing was not 
time specific. He expressed his concerns about the timing of the hearing and the lack of 
notice. He said a notice was not mailed out to the individual property owners. He spoke 
about his concerns regarding the lack of a transition area. He stated there needed to be a 
minimum of full one-third acre parcels, and a transition zone between the large acre 
parcels and the MDS areas. 
 
  In response to Commissioner Hartung’s question as to how many notices 
were sent, Mr. Pelham replied a total of 52 notices were sent out.  
 
  Mr. Pelham confirmed Commissioner Hartung’s statement regarding the 
process of the appeal. As stated by Commissioner Hartung, if the Board approved the 
appeal, it would go back to the Planning Commission, back again to the Board, on to the 
Regional Planning Commission, and then finally to the Regional Governing Board.  
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  Commissioner Hartung asked Sugarloaf Ranch Estates’ representative 
whether it would be possible to feather the edges.  
 
  Garrett Gordon, Partner at Lewis Roca Rothgerber Christie, stated their 
engineer was working on a tentative map. He noted if the amendments were approved, it 
would allow for 119 single-family dwellings. He added the configuration, the roads, the 
feathering and additional items were being discussed and worked on. He stated they were 
doing everything they could to help feather and buffer surrounding property owners. He 
said the finalized map would be presented to the Board. He mentioned the Donovan 
Ranch Subdivision as an example of a property which was zoned for one unit per acre; 
however, it clustered three units per acre. He stated the rezoning request, from low to 
medium density, would make it more compatible under the County’s Land Use and 
Transportation (LUT) policy. He noted the rezoning would bring the property into more 
of a transition zone. 
 
 Commissioner Hartung moved to reverse the Planning Commission’s 
decision to deny Master Plan Amendment Case Number MPA15-004 and Regulatory 
Zone Amendment Case Number RZA15-006; to remand MPA15-004 back to the 
Planning Commission for a report; and to remand RZA15-006 back to the Planning 
Commission. 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 finding. 
Commissioner Berkbigler seconded the motion which duly carried. 
 
16-0099 AGENDA ITEM 17  Hearing, discussion, and possible action on Appeal 

Case No. AX15-005 (Blackstone Estates), an appeal of the Planning 
Commission's decision to deny Master Plan Amendment Case Number 
MPA15-003 and Regulatory Zone Amendment Case Number RZA15-005, 
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 ± 58.49 acres from a mix of Suburban 
Residential (SR), Industrial (I) and Commercial (C) to Suburban 
Residential (SR) and (2) requested approval of an amendment to the 
regulatory zones on the same parcel from a mix of Low Density Suburban 
(LDS), Open Space (OS), Industrial (I) and Neighborhood Commercial 
(NC) to Medium Density Suburban (MDS). The applicant is SP58, LLC 
and the property owner is Jacie, LLC. The subject parcel (APN: 534-571-
01) is located on the north side of Calle de la Plata, approximately 650 feet 
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. 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 
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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. 
Community Services. (Commission District 4.) 

 
  Kelly Mullin, Planning and Development Division Planner, stated the 
hearing was an appeal for Blackstone Estates. The applicant appealed the Planning 
Commission’s denial of the Master Plan Amendment MPA15-003 and the Regulatory 
Zone Amendment RZA15-005. She gave a PowerPoint presentation covering the Master 
Plan Amendment request; the changing of the zoning to medium density suburban 
(MDS); the summary of the request; the concerns brought up from the Planning 
Commission hearing, which included traffic issues, water and sewer services, and school 
capacity; the Planning Commission’s action to deny, and the Board’s options regarding 
the appeal. 
 
  In response to Commissioner Hartung’s call for the applicant’s, 
Blackstone Estates, representative to provide additional information, Mike Railey, 
Rubicon Design Group, stated the request was strictly a land use request. He displayed a 
map, which was placed on file with the Clerk, and he said the property was located within 
the suburban character management area identified in the Spanish Springs Area Plan. He 
noted the area plan specifically called for residential densities up to three units per acre. 
He mentioned Blackstone Estates was well within the parameters of the area plan with 
their request. He also mentioned a zoning change from the current industrial and 
commercial zoning would generate less traffic. He stated if the Board were to review the 
MDS designation and the surrounding designations, they would see they had the highest 
compatibility. He said not a single reviewing agency, which reviewed Blackstone 
Estates’ application, had a recommendation for denial. He added the Planning 
Commission had concerns about water, which was part of the reason they said they could 
not make the findings; however, at the Planning Commission Meeting, a representative 
from the Truckee Meadows Water Authority anticipated no impacts to existing wells. He 
added Blackstone Estates was committed to and planned to deed restrict the front yards in 
the neighborhood to have xeriscaping, which would be installed by the developer. He 
also mentioned they had given written commitments to the surrounding neighbors to 
provide an open space buffer and to feather the densities. 
 
  Commissioner Hartung asked staff how the County would deal with the 
parks in the area. 
 
  Bill Whitney, Planning and Development Division Director, said the 
County would have to look at future growth and also look at the Park District Master Plan 
to see if it required updating. He stated he did not have an answer. He noted the Parks and 
Open Space staff felt there were an adequate number of parks in the larger vicinity of 
Spanish Springs.  
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  Commissioner Hartung discussed the possibility of converting detention 
and retention facilities into a dual-use facility where there could be a park that was 
allowed to flood. As the water drained out and with a little clean up, the land would 
become a park again.  
 
  Mr. Whitney indicated it was a possibility. He said there was a park in Sun 
Valley that was like that and it was very popular. 
 
  In response to Commissioner Hartung’s mention of the timing of the 
improvements, Dwayne Smith, Engineering and Capital Projects Director, stated 
improvements were looked at and conditioned as part of the improvement process for the 
final map. He added any of the required upgrades would be constructed as an actual 
project if and when that came before them. 
 
  On the call for public comment, Dan Herman said his property was 
situated against the development. He noted he was in favor of the development and that 
the developer had worked with him as far as providing some buffering. He expressed his 
concern over the lack of noticing of the hearing. He said it was a bad time for a meeting 
as most people were at work. He mentioned the development on the Donovan property 
where land was given up for open space and the lots were a minimum of a full one-third 
acre. He hoped the standard would be maintained. 
 
 Commissioner Hartung moved to reverse the Planning Commission’s 
decision to deny Master Plan Amendment Case Number MPA15-003 and Regulatory 
Zone Amendment Case Number RZA15-005; to remand MPA15-003 back to the 
Planning Commission for a report; to approve RZA15-005, subject to final approval of 
the master plan request; and to authorize the Chair to sign the resolution attached as 
Exhibit 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. 
Commissioner Berkbigler seconded the motion 
 
 Mr. Whitney asked Commissioner Hartung to consider making the same 
motion as was made for Agenda Item 16, which were almost identical projects, to make 
the Planning Commission’s job a little easier. He noted on Agenda Item 16, the motion 
sent back both the Master Plan Amendment and the Regulatory Zone Amendment back 
to the Planning Commission; whereas, on this agenda item, the motion was to send back 
the Master Plan Amendment but to approve the Regulatory Zone Amendment. 
 
 Paul Lipparelli, Legal Counsel, stated each agenda item had two parts, the 
Master Plan Amendment and the Regulatory Zone Amendment. He explained the 
differences in the motions and he noted Mr. Whitney pointed out the motions were 
inconsistent.  
 
 Commissioner Berkbigler stated she was withdrawing her seconding of 
the motion unless it was the exact same motion as made for Agenda Item 16. 
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 Commissioner Hartung moved to reverse the Planning Commission’s 
decision to deny Master Plan Amendment Case Number MPA15-003 and Regulatory 
Zone Amendment Case Number RZA15-005; to remand MPA15-003 back to the 
Planning Commission for a report; and to remand RZA15-005 back to the Planning 
Commission. 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 finding. 
Commissioner Berkbigler seconded the motion which duly carried. 
 
 Mr. Lipparelli added the zone change could not be implemented until the 
Master Plan was approved by the Board and by the Regional Planning Commission. 
There was no real advantage or disadvantage to the applicant, the neighborhood or 
interested persons to try and send the zoning change forward without the Master Plan. He 
said by sending them both back, it gave the Planning Commission a fuller opportunity to 
review the Board’s direction. 
 
16-0100 AGENDA ITEM 18 Possible Closed Session for the purpose of 

discussing labor negotiations with Washoe County, Truckee Meadows 
Fire Protection District and/or Sierra Fire Protection District per NRS 
288.220.  

 
 There was no closed session. 
 
16-0101 AGENDA ITEM 19  Public Comment.  
 
  Daniel Gray expressed his concern about the non-existent shelter 
regulations and the overreaching by the County upon animal establishments. He said 
there were no regulations regarding the importation of animals from outside the State or 
the Country by shelters and rescue facilities. He stated the shelters and rescue facilities 
posed a safety hazard by importing animals into the County.  
 
  Ardena Perry spoke about her concerns regarding the tethering of dogs in 
a retail and gaming area.  
 
16-0102 AGENDA ITEM 20  Announcements/Reports.  
 
  Chair Jung asked staff to provide her with data regarding a concern with 
the possible danger posed at the intersection of 1st Avenue and Sun Valley Boulevard. 
She asked the County Manager to look into whether District 3 had a representative on the 
Planning Commission. 
 

* * * * * * * * * * 
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12:31 p.m. There being no further business to discuss, the meeting was adjourned 
without objection.  
 
 
 
      _____________________________ 
      KITTY K. JUNG, Chair 
      Washoe County Commission 
ATTEST:  
 
 
 
 
_______________________________ 
NANCY PARENT, County Clerk and 
Clerk of the Board of County Commissioners 
 
Minutes Prepared by: 
Michael Siva, Deputy County Clerk  
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