
Planning Commission Staff Report 
Meeting Date:  November 3, 2015 

Subject: Master Plan Amendment Case Number MPA15-006 and  
Regulatory Zone Amendment Case Number RZA15-007 

Applicant/Property Owner:   Mystic Mountain LLC 

Agenda Item Number: 8A 

Summary: To amend the Washoe County Master Plan Category on one 
±60.15 acre parcel from Suburban Residential (SR) to Industrial 
(I); and to amend the Regulatory Zone on the same ±60.15 acre 
parcel from Low Density Suburban (LDS) to Industrial (I).  

Recommendation: Adopt Master Plan Amendment Case Number MPA15-006 and 
Regulatory Zone Amendment Case Number RZA15-007 and 
authorize the Chair to sign both attached resolutions. 

Prepared by: Grace Sannazzaro, Planner 
Washoe County Community Services Department 
Planning and Development Division 

Phone:  775.328.3627 
E-Mail: gsannazzaro@washoecounty.us 

Description 
Master Plan Amendment Case Number MPA15-006 and Regulatory Zone Amendment 
Case Number RZA15-007 – Hearing, discussion, and possible action:   

1) To adopt by resolution an amendment to the Spanish Springs Master Plan Map,
changing the Master Plan Category from Suburban Residential (SR) to Industrial (I) on
one +60.15 acre parcel; and

2) Subject to final approval of the associated Master Plan Amendment, to approve a
resolution recommending adoption of an amendment to the Spanish Springs Regulatory
Zone Map, changing the Regulatory Zone from Low Density Suburban (LDS) to
Industrial (I) on one +60.15 acre parcel.

To reflect changes requested within this application and to maintain currency of general area 
plan data, administrative changes to the Spanish Springs 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. 
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• Applicant/Property Owner: Mystic Mountain LLC 
 Location: Adjacent to the west of the Pyramid Highway 

(SR445); adjacent to the north of the Spanish 
Springs Business Park; approximately one-third 
mile north of Ingenuity Avenue and approximately 
one-third mile south of Pebble Creek Drive. 

• Assessor’s Parcel No: 538-171-09
• Parcel Size: + 60.151 acres
• Existing Master Plan Category: Suburban Residential (SR)
• Proposed Master Plan: Industrial (I) 
• Existing Regulatory Zone: Low Density Suburban (LDS) 
• Proposed Regulatory Zone: Industrial (I) 
• 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 
• Section/Township/Range: Section 14, T21N, R20E, MDM,  

Washoe County, NV 
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Explanation of a Master Plan Amendment 

The purpose of a Master Plan Amendment application is to provide a method of review for 
requests to amend the Master Plan. 

The Master Plan guides growth and development in the unincorporated areas of Washoe 
County, and consists of three volumes.  By establishing goals and implementing those goals 
through policies and action programs, the Master Plan addresses issues and concerns both 
countywide and within each community.  Master Plan amendments ensure that the Master Plan 
remains timely, dynamic, and responsive to community values.  The Washoe County Master 
Plan can be accessed on the Washoe County website at http://www/washoecounty.us, select 
Departments, Planning and Development, then Planning Documents  (Master Plan, Regulatory 
Zone) - 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, play a vital role in the analysis of a Master Plan 
Amendment.   

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

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

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

• Public Services and Facilities Element.  Information, policies and action programs, and
maps for provision of necessary services and facilities (i.e. water, sewer, general
government and public safety facilities, libraries, parks, etc.) to serve the land use and
transportation system envisioned by the County.

• Housing Element.  Information, 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 Management Plan Element.  Information, policies
and action programs, and maps providing the necessary framework for the management
of natural resources and open spaces.

Volume Two of the Master Plan consists of 13 Area Plans, which provide detailed policies and 
action programs for local communities in unincorporated Washoe County relating to 
conservation, land use and transportation, public services and facilities information, and maps.  

Volume Three of the Master Plan houses Specific Plans, Joint Plans and Community Plans that 
have been adopted by the Washoe County Board of County Commissioners.  These plans 
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provide specific guiding principles for various districts throughout unincorporated Washoe 
County.   
 
Requests to amend the Master Plan may affect text and/or maps within one of the six Elements, 
one of the 13 Area Plans, or one of the Specific Plans, Joint Plans or Community Plans.  Master 
Plan Amendments require a change to the Master Plan and are processed in accordance with 
Washoe County Chapter 110 (Development Code), Article 820, Amendment of Master Plan. 
 
When making a recommendation to the Washoe County Commission to adopt a Master Plan 
Amendment, the Planning Commission must make at least three of the findings as set forth in 
Section 110.820.15, Review Procedures, of the Washoe County Development Code, unless a 
military installation is required to be noticed, then a finding of fact pursuant to subsection 6 of 
Section 110.820.15 is also required.  If there are findings contained in the Area Plan in which 
the subject property is located, then the Planning Commission must make all of these findings in 
addition to the above-referenced findings. The Planning Commission adopts a Master Plan 
Amendment by resolution approved by a vote of two thirds of the total membership of the 
Planning Commission.   
 
Explanation of a Regulatory Zone Amendment  
The following explains a Regulatory Zone Amendment, including its purpose, and the review 
and evaluation process involved.    
 
The purpose of a Regulatory Zone Amendment (RZA) is to provide a method for amending the 
Regulatory Zone Maps of Washoe County. The Regulatory Zone Maps depict the Regulatory 
Zones (i.e. zoning) adopted for each property within the unincorporated area of Washoe County.  
The Regulatory Zones establish the uses and development standards applied to each property.   
 
Regulatory Zones are designed to implement and be consistent with the Master Plan by 
ensuring that the stability and character of the community will be preserved for those who live 
and work in the unincorporated areas of the County. A Regulatory Zone cannot be changed if it 
conflicts with the objectives or policies of the Master Plan, including area plans that further 
define policies for specific communities.  The Master Plan is the blueprint for development within 
the unincorporated County. Pursuant to NRS 278, any action of the County relating to zoning 
must conform to the Washoe County Master Plan. 
 
Evaluation of the proposed Regulatory Zone Amendment involves review for compliance with 
countywide policies found in Volume One of the Washoe County Master Plan and applicable 
area plan policies found in Volume Two of the Washoe County Master Plan. If the subject 
parcel(s) is within a Specific Plan, Joint Plan or Community Plan found in Volume Three of the 
Master Plan, then supplemental review shall be required to ensure compliance with the 
applicable plan.  Additionally, the analysis includes review of the proposed amendment against 
the findings found in Article 821, Amendment of Regulatory Zone, of the Washoe County 
Development Code and any findings as set forth in the appropriate Area Plan. 
 
Requests to change a Regulatory Zone affecting a parcel of land or a portion of a parcel are 
processed under Article 821, Amendment of Regulatory Zone, of the Washoe County 
Development Code.  Rezoning or reclassification of a lot or parcel from one Regulatory Zone to 
another requires action by both the Planning Commission and the Board of County 
Commissioners.   
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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. 
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Vicinity Map 

SUBJECT 
SITE 
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Existing and Proposed Master Plan Catetories (above) 

Existing and Proposed Regulatory Zones (below) 

EXISTING MASTER PLAN CATEGORY 
“SUBURBAN RESIDENTIAL” 

PROPOSED MASTER PLAN 
CATEGORY “INDUSTRIAL” 

SUBJECT 
PARCEL 

SUBJECT 
PARCEL 

SUBJECT 
PARCEL 

SUBJECT 
PARCEL 

EXISTING REGULATORY ZONE 
“LOW DENSITY SUBURBAN” 

PROPOSED REGULATORY ZONE 
“INDUSTRIAL” 
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Proposed Spanish Springs Master Plan Map 

SUBJECT 
PARCEL 
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Proposed Spanish Springs Regulatory Zone Map 

SUBJECT 
PARCEL 
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Analysis 
The subject 60+ acre parcel is located in the Spanish Springs Suburban Character 
Management Area (SCMA) adjacent to the north of the Spanish Springs Business Park. The 
subject parcel will be an extension of the existing Business Park, and will be known as the 
Northern Addition.  The subject parcel has a Master Plan Category of Suburban Residential 
(SR) and a Regulatory Zone of Low Density Suburban (LDS).  The applicant is requesting that 
the Master Plan Category be amended to Industrial (I) and the Regulatory Zone be amended to 
Industrial (I) in order to expand the Spanish Springs Business Park.  The applicant states that 
since its inception in 1999, the Business Park has expanded from 300 acres to 500 acres and is 
now two-thirds sold out with not many large parcels remaining that consist of 20 acres or more. 
The applicant states that this request is in response to a study prepared for the Truckee 
Meadows Regional Planning Agency dated December 12, 2013, entitled the Truckee Meadows 
Regional Industrial Lands Analysis, which concluded that the Truckee Meadows Region lacks 
development-ready large parcels consisting of 20 acres or more for industrial use.   

The subject parcel is undeveloped and is surrounded by undeveloped parcels, with the Pyramid 
Highway (SR445) being adjacent to the east. Adjacent to the north is a +35 acre parcel and a 
+83 acre parcel, both with Low Density Suburban (LDS) zoning.  Adjacent parcels to the south
and west are part of the Spanish Springs Business Park which are zoned Industrial. The
applicant states that access to the subject parcel will be from Hawco Court, an existing +1,000
foot long cul-de-sac within the Business Park that connects to Ingenuity Avenue. Ingenuity
Avenue provides direct access into the Business Park from the Pyramid Highway. The applicant
states that there will be no street connection between the Business Park and the Pebble Creek
residential subdivision, which is approximately one-third of a mile to the north of the proposed
Northern Addition.

The Spanish Springs Area Plan Character Statement identifies the Suburban Character 
Management Area (SCMA) as a designated area for growth. It further states that the Spanish 
Springs community will provide a range of employment and residential opportunities, and the 
infrastructure will support both residential and non-residential uses. Land along the Pyramid 
Highway within the SCMA is designated as part of the “suburban core” which is planned for both 
non-residential and residential uses.    

The Washoe County Master Plan identifies the Industrial Master Plan Category as one intended 
to provide for industrial uses of all types such as manufacturing, warehousing, mining and 
construction. The Master Plan further states that the Industrial Master Plan Category is intended 
to create an environment in which industrial operations may be conducted with minimal impact 
on the natural environment and surrounding land uses. Table C-4 of the Spanish Springs Area 
Plan restricts General Industrial use-types to “intermediate” and “limited”, which means no 
“heavy” industrial uses are allowed in the Spanish Springs Business Park.  The applicant states 
that the Business Park currently consists of warehousing, manufacturing, offices, and 
distribution centers. 

Compatibility 
The Compatibility Table in the Land Use and Transportation Element of the Master Plan shows 
the Industrial regulatory zone to have a low compatibility with all residential regulatory zones 
except for the Medium Density Urban (MDU) and High Density Urban (HDU) regulatory zones.  
However, the Industrial zoned Spanish Springs Business Park was specifically planned for in 
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1999 with Low Density Suburban (LDS) residential zoning adjacent to the north which includes 
the subject parcel, and Medium Density Suburban zoning (MDS) across Calle de la Plata to the 
south.  The proposed amendments will result in the same zoning pattern with Industrial and LDS 
zoning adjacent to each other.   
 
To the south and west of the subject parcel (North Addition) is the existing Business Park which 
has Industrial zoning, and to the north are undeveloped parcels with LDS residential zoning.  
The applicant states that the North Addition will have similar type of businesses as the existing 
Business Park, which includes warehousing, distribution, offices, and manufacturing or 
assembly facilities.  No heavy industrial land uses and/or of that scale of operation are allowed 
in the Business Park as stipulated in the Spanish Springs Area Plan.  
 
The Washoe County Develop Code and the Spanish Springs Business Park Design Guidelines 
(a part of the Spanish Springs Area Plan) provide for extensive setbacks, landscaping, 
fencing/wall requirements between industrial and residential uses, and architectural, lighting and 
noise standards. Landscaping requirements include the planting of trees every twenty feet 
alongside required solid decorative walls/fences on the industrial property. All areas of an 
Industrial zoned parcel that adjoin a street require a tree every fifty feet.  When an industrial use 
adjoins a residential use, Washoe County Development Code Article 412 requires a landscaped 
buffer of at least 15 to 20 feet in width along the entire length of the adjoining common property 
line. In summary, Industrial and residential land uses can coexist within close proximity of one 
another with suitable mitigation measures, resulting in a suitable land use pattern. 
 

Services and Facilities 
Water and Sewer:  Truckee Meadows Water Authority (TMWA) provides community water 
service and Washoe County provides community sewer service in the subject area.  Washoe 
County Public Works has advised there is adequate waste water capacity for anticipated 
development that may occur as a result of the proposed amendments on the subject +60 acre 
parcel. The applicant states that a county sewer lift station is located along the northern 
boundary of the subject property.  Nonpotable water for landscape irrigation and industrial 
processing is supplied by the City of Sparks effluent water system. The applicant advises that 
storage tanks, transmission lines, and distribution water lines for potable and nonpotable water 
are built and existing for service to the subject parcel.  
 
Storm Drainage:  The applicant states that all storm water runoff from the subject parcel will be 
conveyed to the Boneyard Flat, which has been accepted by Washoe County as a location for 
increase in runoff from development within the northern portion of the Spanish Springs planning 
area.  Boneyard Flat is near the northwest corner of the subject parcel. Any impacts created by 
the development of the subject parcel must comply with generally applicable codes at the time 
that development takes place. 
 
Community Services:  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.  Alice Taylor, Shaw Middle, and Spanish Springs High schools are 
all within the Spanish Springs planning area.  Nearby public parks include Sky Ranch, Gator 
Swamp and Eagle Canyon.  The Spanish Springs Public Library is on the Pyramid Highway. 
 
Traffic:  The submitted Traffic Impact Study (TIS) analyzed the impact of the project on the 
intersections of Pyramid Highway at Calle de la Plata and Ingenuity Avenue.  RTC reviewed the 
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TIS and responded stating that with the three-quarter of a mile distance of the Pyramid 
Highway/Calle de la Plata Drive intersection from Ingenuity Avenue, a traffic light is not 
warranted at this intersection. RTC also stated that at the Pyramid Highway/Ingenuity Avenue 
intersection for left turn storage requirements, the existing turn pockets on the Pyramid Highway 
meet NDOT access management standards for the project traffic.   

The TIS states that the Spanish Springs Business Park helps to balance the directional traffic 
distribution in Spanish Springs, and the expansion of the Business Park will further balance the 
reverse traffic pattern. The applicant states that the proposed Industrial regulatory zone will 
have less impact on local traffic in the Pebble Creek subdivision to the north than if it were to 
remain with LDS zoning, which allows residential subdivision development.  This is because 
there will be no connecting streets between the Business Park, including its Northern Addition 
(subject parcel) and the Pebble Creek residential subdivision.  Access to the Northern Addition 
will be directly off the Pyramid Highway via Ingenuity Avenue and Hawco Court, which are 
within the Spanish Springs Business Park. (Traffic Impact Study- Attachment F) 

Washoe County 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 

Goal Three: 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  In 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.3.5 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 LUT.3.1; LUT.3.2 and LUT.3.5):  The subject request is proposing an 
expansion to the Spanish Springs Business Park, known as the Northern Addition, during a time 
where a study prepared for the Truckee Meadows Regional Planning Agency identified that the 
Truckee Meadows Region is lacking ready-to-build large parcels consisting of 20 acres or more 
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for industrial-type businesses. The subject parcel is located within the Spanish Springs SCMA 
and the TMSA which has available infrastructure and access.  
 
 
POPULATION ELEMENT – Volume One of the Washoe County Master Plan 
Goal Three:  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 employment opportunities in the Spanish Springs planning area.  Public services, 
facilities, and infrastructure are available and there are no affected open spaces. TMWA is the 
water purveyor and Washoe County is the sanitary sewer service provider for the subject area.  
Washoe County Public Works has advised that if approved, there is adequate sewer capacity 
for Industrial land use types on the subject +60 acre parcel.  Primary streets and highways used 
to access the subject site will be the Pyramid Highway, McCarran Boulevard, and the U.S. 395 
and I-80 freeways.  

 
Spanish Springs 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 Character 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. 

 
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). 

c.  Medium Density Suburban (MDS – Three units per acre). 

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

e.  Neighborhood Commercial/Office (NC). 

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

g.  Industrial (I). 
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h.  Public/Semi-Public Facilities (PSP). 

i.  Parks and Recreation (PR). 

j.  General Rural (GR). 

k.  Open Space (OS). 

Policy SS.1.5  In some cases, the land uses available in certain regulatory zones in the 
Spanish Springs Area Plan differ from those in the same regulatory zones in 
the Development Code. Appendix C – Allowable Land Uses in the Spanish 
Springs Area Plan, lists the land uses available under each land use 
designation in the Spanish Springs Area Plan. Regulatory zones not listed 
above in policies SS 1.3 and SS 1.4 are not permitted in the Spanish 
Springs Area Plan. 

 
Staff Comment:  If approved, the request will result in Industrial zoning on the subject parcel and 
an expansion to the existing Spanish Springs Business Park, both of which are within the 
Spanish Springs SCMA. Policy SS.1.3 states that Industrial zoning is allowed within the SCMA. 
Table C-4 of Appendix C of the Spanish Springs Area Plan allows “Limited General Industrial” 
and “Intermediate General Industrial” use types on parcels with Industrial zoning. The Washoe 
County Development Code identifies typical “Limited General Industrial” use types as apparel 
manufacturing, paper products finishing, furniture production and production of fabricated metal 
products and typical “Intermediate General Industrial” use types as production of food 
substances, household appliance manufacturing, prefabrication of manufactured buildings, and 
major repair/reconstruction and storage of fabricated housing. Table C-4 does not allow “Heavy 
General Industrial” use types in the Spanish Springs planning area.  The Washoe County 
Development Code defines “Heavy General Industrial” use types as uses which should not be 
located near residential or commercial uses due to the intensive nature of the industrial activity 
and/or the scale of operation, such as motor vehicle assembly, sawmills, textile dyeing, leather 
tanning, and hazardous chemical production.  
 
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. 

 
Staff Comment:  The findings required in the Plan Maintenance section are listed and discussed 
later in this report under “Findings for Master Plan Amendment”. 

 
Scenic/Recreational/Cultural Resources 
Goal Four: Maintain open vistas of the surrounding ridges and more distant 

mountain ranges, and minimize the visual impact of hillside 
development. 

Policy SS.4.1  With the exception of temporary infrastructure for construction projects, 
Washoe County will require the underground placement of utility distribution 
infrastructure within the Suburban Character Management Area. Utility 
transmission facilities will be subject to a special use permit. In considering 
whether to grant a special use permit or in consideration of any conditions 
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including underground placement which may be placed upon an approval, 
the Planning Commission will utilize the best available information 
including, but not limited to, the most recent Regional Utility Corridor Report 
and any Environmental Impact Statement or other study undertaken 
regarding the proposal. 

Staff Comment:  The applicant states that utility infrastructure will be placed underground. 

Goal Five: The built environment will implement and preserve the community 
character as described in the Spanish Springs Vision and Character 
Statement. 

Policy SS.5.1 Development, including that granted by a special use permit, but excluding 
educational facilities, within the Spanish Springs planning area will comply 
with the appropriate development standards and design guidelines as 
detailed in Appendix A –Western Theme Design Guidelines and Appendix 
B – Business Park Design Guidelines. 

Staff Comment:  The Business Park has established design guidelines outlined in Appendix B- 
Business Park Design Guidelines with specific criteria regarding architecture, lighting, noise, 
signs, screening and buffers by which each proposal must be evaluated for compliance and 
approval. The Business Park Design Guidelines provide a set of expectations for the uses, 
character, and quality of industrial-business park development. Being an extension of the 
Spanish Springs Business Park, the subject parcel will be subject to these guidelines. 

Water Resources – Supply 
Goal Twelve: Water resources will be supplied to land uses in the Spanish Springs 

planning area according to the best principles/practices of 
sustainable resource development. 

Policy SS.12.1 Residential and commercial development must utilize one or a combination 
of the following reliable water resources that are replenished in quantities to 
meet the needs of the area without reliance upon groundwater mining or 
recharge from agricultural uses: 

a. Decreed Truckee River water rights or other approved imported surface
water rights when used with an appropriate drought yield discount as
determined by the water purveyor and approved by the State Engineer.

b. Imported groundwater from a source that is replenished in sufficient
quantity to meet the demands placed upon a source without groundwater
mining.

c. Certificated groundwater rights or permitted quasi-municipal groundwater
rights (that existed as of May 22, 1990) matched by imported, decreed
surface water from a source such as the Truckee River.

i. For residential developments, the quantity of imported water decreed
surface water shall be equal to 50 percent of the groundwater
demand.

ii. For developments other than residential (commercial, industrial,
recreational, etc.), the quantity of the matching imported or decreed
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surface water rights shall be equal to 100 percent of the calculated 
demand. 

iii. The Truckee River surface water dedicated must be capable of
diversion to the Orr Ditch.

Policy SS.12.2 To the extent that reuse water is available to meet a new proposed non-
potable water demand that is consistent with the use of reclaimed water, 
potable water shall not be supplied to meet the demand. 

Staff Comment (Policies SS.12.1 and SS.12.2):  The applicant has submitted as a part of their 
application a letter verifying adequate water rights for Industrial zoning on the proposed +60 
acre parcel that will be an expansion of the Spanish Springs Business Park.  The Truckee 
Meadows Water Authority (TMWA) will make a determination of water rights at the development 
stage. The applicant states that for irrigation and industrial type processes, the Business Park 
uses reclaimed water from the Effluent Water Treatment Facility operated by the City of Sparks. 

Water Resources – Service 
Goal Fifteen: Water resources will be provided to residential and non-residential uses in 
a manner that implements and preserves the community character as described in the 
Spanish Springs Vision and Character Statement. 
Policy SS.15.1 Whenever applicable, all development within the Spanish Springs 

Suburban Character Management Area will connect to a community water 
service. 

Policy SS.15.2 Infrastructure for the storage and distribution of treated effluent for irrigation 
purposes will be encouraged in the Spanish Springs planning area. 

Policy SS.15.3 Whenever feasible, the use of treated effluent for irrigation purposes will be 
required. 

Staff Comment (Policies SS.15.1, SS.15.2 and SS.15.3):  The subject parcel will connect to 
existing community water through TMWA and will use nonpotable water from the Effluent Water 
Treatment Facility operated by the City of Sparks for landscape irrigation and industrial 
processing.  

Water Resources – Wastewater 
Goal Sixteen: Wastewater treatment and disposal will be provided to residential and 
nonresidential uses in a manner that implements and preserves the community character 
as described in the Spanish Springs Vision and Character Statement. 
Policy SS.16.1 Whenever applicable, all development within the Spanish Springs 

Suburban Character Management Area will connect to a community sewer 
service. 

Staff Comment:  The subject parcel will connect to existing community sewer through Washoe 
County Utility Services. Washoe County Public Works states there would be adequate sewer 
capacity for development that could result from the approval of the proposed amendments. 

Plan Maintenance 
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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. 

 
Staff Comment: The Spanish Springs Area Plan’s Vision and Character Statement defines the 
suburban core as one that is mostly concentrated along the west side of the Pyramid Highway 
and includes a broad mix of non-residential uses together with residential uses.  The suburban 
core is part of the Suburban Character Management Area (SCMA). The SCMA is a designated 
growth area in the Spanish Springs planning area, which allows a range of regulatory zones, 
including industrial, commercial and residential. As stated earlier in this report the subject 
request is in response to a study dated December 12, 2013, “Truckee Meadows Industrial 
Lands Analysis” prepared for the Truckee Meadows Regional Planning Agency, which 
concluded that the Truckee Meadows Region lacks ready-to-build large parcels of 20 acres or 
more for industrial uses.    

Truckee Meadows Regional Plan   
Master Plan Amendments are required to be reviewed and approved by the Truckee Meadows 
Regional Planning Agency (TMRPA) for compliance with the 2012 Truckee Meadows Regional 
Plan. The following goals and policies of the Regional Plan are applicable to the subject 
application. 

GOAL 1.1 Between 2007 and 2030, at least 99% of the region’s population growth and 
99% of the region’s jobs growth will be located in the Truckee Meadows 
Service Area (TMSA). 

Staff Comment:  The subject parcel is within the TMSA. The Truckee Meadows Regional Plan 
was recently amended to allow an increase in the size of the existing contiguous industrial land 
use in the Spanish Springs Area Plan by no more than 150 acres over the next 10 years. 
 
Policy 1.1.8 The Regional Plan defines the Development Constraints Area (DCA) as an 

overlay upon the Truckee Meadows Service Areas and the Rural Development 
Area (see Map 3). The Development Constraints Area consists of playas, 
jurisdictional water/wetland in accordance with Section 404 of the Clean Water 
Act, designated FEMA floodway areas within the floodplain Zone AE floodways, 
significant water bodies, natural slopes over 30%, publicly-owned open space, 
and properties that are deed restricted to prevent development. Constrained 
lands less than 1/3 acre in size will not be included in the Development 
Constraints Area. The Development Constraints Area overlay takes precedence 
over otherwise applicable policies describing the desired density and intensity of 
development within the Truckee Meadows Service Areas and the Rural 
Development Area.  

Staff Comment:  The subject parcel is not identified as a Development Constraints Area.   

Policy 3.5.1 To be in conformance with the Regional Plan, the master plans, facilities plans, 
and other similar plans of local governments and affected entities must ensure 
that necessary public facilities and services to support new development are or 
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will be available and adequate, based on adopted levels of services (LOS) at the 
time the impacts of new development occur. 

Staff Comment:  Truckee Meadows Water Authority (TMWA) is the provider for community 
water services and Washoe County is the provider for community sewer services in the subject 
area. As previously stated, Washoe County Public Works has advised that there would be 
adequate sewer capacity for development that could result from the approval of the proposed 
amendments. The applicant states that the subject parcel should have adequate water rights to 
serve the proposed Industrial regulatory zone.  If there are any adverse impacts, the applicant 
will be required to work with TMWA and Washoe County on infrastructure improvements. 
Irrigation water will be provided through the City of Sparks effluent water system. The Truckee 
Meadows Fire Protection District (TMFPD) is the provider for fire and emergency services. The 
applicant states that the current developed area of the Business Park receives fire water 
through its Early Suppression Fast Response (ESFR) system from the Desert Springs Tank #3. 
The TMFPD Station #17 is approximately two miles to the south of the subject parcel at the 
corner of La Posada and the Pyramid Highway.  RTC is one of the Reviewing Agencies for this 
application, and included the following as a part of their response to the TIS:  

“The policy Level of Service (LOS) standard for Pyramid Highway is E.  New 
intersections or changes to existing intersections shall be designed to provide a 
LOS consistent with maintaining the policy LOS of the intersection corridor.  This 
project should be required to meet all the conditions necessary to complete road 
improvements to maintain policy LOS standards. Currently, there are no interim 
improvements, i.e., widening from 2 to 4 lanes on the Pyramid Highway north of 
La Posada/Eagle Canyon projected by RTC at this time.”    

Development Suitability within the Spanish Springs Area Plan 
The subject parcel is identified as “Most Suitable” on the Spanish Springs Development Suitably 
Map.  The subject parcel is fairly level with no development constraints such as flood areas, 
slopes greater than 15%, or potential wetlands. 

Neighborhood Meeting 
In 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.  Washoe County’s Master Plan Amendment application cycle did not coincide with 
the Spanish Springs Citizen Advisory Board (CAB) meeting schedule; therefore the proposed 
Master Plan Amendment and related Regulatory Zone Amendment were discussed at a 
neighborhood meeting organized by the applicant.   

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 chose to mail out 320 Neighborhood Meeting notices to include all of the 
property owners within the Pebble Creek residential subdivision.  Enclosed with the 
Neighborhood Meeting Notice was a summary of the application, a portion of the application 
that was submitted to Washoe County, and a list of 15 anticipated questions with answers.  The 
meeting was held at Spanish Springs Elementary School, 100 Marilyn Mae Drive on Monday, 
October 5, 2015 at 6:30 p.m. and was noticed in accordance with NRS 278.210, Article 820 
(Master Plan Amendments) and Article 821 (Amendment of Regulatory Zone) of the Washoe 
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County Development Code, which require notice be mailed 10 days prior to the Neighborhood 
Meeting.  The applicant states that 35 residents attended the October 5th meeting, however, 
acknowledged that only 25 signed the “sign-in sheet”.  
 
At the Neighborhood Meeting, the applicant made a brief presentation outlining the requested 
amendments.  The applicant states that the following topics were brought up by the residents in 
attendance:  traffic on the Pyramid Highway, adverse effect of large truck traffic; building design, 
placement and uses in the Business Park including buffers, setbacks and height limits; and 
impacts on residential property values. (Attachment G) 
 
Public Comment 
Dawn Costa-Guyon, Chair of the Spanish Springs Citizen Advisory Board, attended the October 
5th Neighborhood Meeting and at a later date submitted written comment to Washoe County 
staff affirming the applicant’s summary of the Neighborhood Meeting.  Ms. Costa-Guyon’s 
comment concluded with a statement saying, “Developing the property in an Industrial manner 
does not present to me to be an issue.  I would recommend passing this.” Washoe County staff 
also received public comment in the form of an email from Carl Savely who expressed support 
for the proposed amendments, stating that the subject parcel is better suited for an Industrial 
regulatory zone than a Residential regulatory zone. (Attachment H) 
 
Public Hearing 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 a 750 
foot radius of the subject parcel to which the proposed amendment pertains. 
 
 Compliance with Noticing Requirements.  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. 

 
Notice for this Application:  57 property owners 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 November 3, 
2015.  A legal ad was placed in the Reno Gazette-Journal for October 20, 2015 publication. 
 
Reviewing Agency Comments 
The proposal was submitted to the following Reviewing Agencies for review and comment.  

• Washoe County Community Services Department 
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• Planning and Development 
• Traffic 
• Land Development 
• Roads 
• Sewer 
• Building and Safety Division 
• Parks and Open Space 

• Washoe County Health District 
• Environmental Health 
• Mosquito/Vector Control 

• Truckee Meadows Fire Protection District 
• Regional Transportation Commission 
• Nevada Department of Transportation 
• Washoe County School District 
• Truckee Meadows Water Authority 
• City of Sparks 

 

The Regional Transportation Commission provided comments and the other below-listed 
Reviewing Agencies responded stating that they have no comments. There were no 
recommendations for denial. (Attachment E) 

• Regional Transportation Commission 
• Roads, Washoe County Engineering  
• Land Development, Washoe County Engineering 
• Nevada Department of Transportation  

 
Findings for Master Plan Amendment  
Required findings for Master Plan Amendments are found in Article 820 Amendment of Master 
Plan of the Washoe County Development Code and in Policies SS.17.1 and SS.17.2 of the 
Spanish Springs Area Plan (a part of the Master Plan). When adopting an amendment, the 
Commission shall make all required findings contained in the subject area plan and, at a 
minimum, make at least three of the findings listed in Article 820 of the Washoe County 
Development Code. 

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

 
Staff Comment:  The proposed amendments support the policies and action programs of the 
Master Plan as detailed in this staff report. 
 

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. 

 
Staff Comment:  The existing land use pattern of Industrial zoning adjacent to Low Density 
Suburban (LDS) zoning will remain unchanged. Industrial zoning designated to parcels within 
the Spanish Springs Business Park and adjacent parcels with residential zoning have been 
coexisting for approximately 15 years with no identified adverse impacts. The Business Park is 

MPA15-006 & RZA15-007 
MYSTIC MOUNTAIN LLC



Master Plan Amendment Case No. MPA15-006 & Regulatory Zone Amendment Case No. RZA15-007 
Page 22 of 29 

restricted to “Limited” and “Intermediate” general industrial uses, which are compatible with 
residential zoning with the implementation of proper mitigation measures as discussed earlier in 
this report.  

3. Response to Change 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 Comment:  A study, “Truckee Meadows Regional Industrial Lands Analysis” prepared for 
the Truckee Meadows Regional Planning Agency concluded that the Truckee Meadows Region 
is short on development-ready large parcels consisting of 20 acres or more for industrial-type 
businesses.  This proposal supports growth within the TMSA and the Spanish Springs SCMA 
which has existing infrastructure.  

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

Staff Comment:  Adequate infrastructure and other facilities have been shown to be sufficient to 
accommodate the proposed changes in the Master Plan. TMWA and Washoe County are the 
service providers for community water and sewer. TMFPD is the fire protection service provider. 

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

Staff Comment:  The proposed amendment will allow for needed industrial type uses in the 
TMSA and the SCMA which has existing infrastructure.  The SCMA is a designated area for 
growth in the Spanish Springs planning area.  

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

Staff Comment:  This finding is not applicable as there are no military installations within the 
required noticing distance to the subject property and this finding therefore is not required. 

Spanish Springs Area Plan Findings 
7. Policy SS.17.1 In order for the Washoe County Planning Commission to recommend the

approval of ANY amendment to the Spanish Springs Area Plan the following findings
must be made:

a. The amendment will 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.
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Staff Comment (Policy SS.17.1 (a) (b) and (c):  The proposed amendments will further 
implement and preserve the Spanish Springs Area Plan Vision and Character Statement, which 
promotes an area of mixed land uses (zoning) and a range of employment opportunities.  The 
proposed amendments conform 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. 

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

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

Staff Comment: A feasibility study was provided by the applicant regarding Water, Storm Water, 
Sewer, Effluent and Early Suppression Fast Response (ESFR) systems. The study clearly 
identifies the availability of existing infrastructure, facilities and resources.  

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 Impact Study (TIS) was submitted with the application.  The TIS 
analyzed the impact of the project on the intersections of Pyramid Highway at Calle de la Plata 
and Ingenuity Avenue, which were discussed earlier in this report. The Washoe County 
Engineering and Capital Projects Division had no comments on the proposed amendments.   

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:  On June 23, 2015, the Washoe County Board of County Commissioners 
approved removal of the 9.86 percent commercial/industrial cap in the Spanish Springs Area 
Plan (Master Plan Amendment Case Number MPA10-002), and the MPA is pending 
conformance review by the TMRPA. It is anticipated that this proposal will 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 Springs Area Plan by no more than 150 acres over the next 10 years.  

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.

Staff Comment:  Not applicable. 
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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. 

Staff Comment:  RTC commented on the Traffic Impact Study (TIS) as discussed earlier in this 
report, and there is no anticipated drop in the Level of Service for the transportation network in 
Spanish Springs as a result of the proposed amendments.   

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

Staff Comment:  RTC commented on the Traffic Impact Study (TIS) as discussed earlier in this 
report, and there is no requirement for regional infrastructure improvements as a result of the 
proposed amendments.   

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. 

Staff Comment:  Not applicable. Policy SS.1.2 addresses new residential units of land use 
capacity.  

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. 

Staff Comment:  Not applicable. This proposal will increase Industrial uses and will reduce the 
potential number of housing units in the Spanish Springs planning area. 

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:  Not applicable. This proposal does not involve a special use permit. 
 
Findings for Regulatory Zone Amendment  
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Required findings for Regulatory Zone Amendments are found in Article 821 Amendment of 
Regulatory Zone of the Washoe County Development Code and are provided below with staff 
comment.  All of the findings must be made.   

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

Staff Comment:  The 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 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.

Staff Comment:  The existing land use pattern of Industrial regulatory zoning adjacent to 
residential regulatory zoning will remain unchanged. Parcels with Industrial regulatory zoning 
within the Spanish Springs Business Park and adjacent parcels with residential regulatory 
zoning have been coexisting for approximately 15 years with no identified adverse impacts. The 
Business Park is restricted to “Limited” and “Intermediate” general industrial uses, which are 
compatible with residential regulatory zoning with the implementation of proper mitigation 
measures as discussed earlier in this report. The proposal will not adversely impact the public 
health, safety or welfare. 

3. Response to Change 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 Comment:  A study prepared for the Truckee Meadows Regional Planning Agency 
revealed that the Truckee Meadows Region is short on development-ready large parcels 
consisting of 20 acres or more for industrial-type businesses.  The subject proposal supports 
industrial growth within the TMSA and the Spanish Springs SCMA, which has existing 
infrastructure.  

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

Staff Comment:  Adequate existing infrastructure and other facilities have been shown to be 
sufficient to accommodate the proposed regulatory zone 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.

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

6. 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
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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.  

Staff Comment:  The proposed amendment will allow for needed industrial use-type 
opportunities in the TMSA and the SCMA which is a designated area for growth in the Spanish 
Springs planning area which has existing infrastructure.  

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

Staff Comment:  The proposed amendment will not have any effect on a military installation. 

Recommendation (Master Plan Amendment Case Number MPA15-006 and Regulatory Zone 
Amendment Case Number RZA15-007) 

Based upon the information presented in the staff report, staff recommends that the required 
findings can be made and the Planning Commission: 

(1) Adopt an amendment to the Spanish Springs Master Plan Map, changing the master
plan category from Suburban Residential (SR) to Industrial (I) on the subject +60 acre
parcel (APN: 538-171-09). 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 Low Density Suburban (LDS) to Industrial (I) on the subject
parcel (APN: 538-171-09). Approve a resolution recommending adoption of an
amendment to the Spanish Springs Regulatory Zone Map.

(3) If the resolutions adopting the Master Plan Amendment and the resolution
recommending adoption of the Regulatory Zone Amendment are approved, direct staff
to forward 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 test.

(4) It is further recommended that the Chair be authorized to sign Resolutions Number 15-
21 and 15-22 on behalf of the Planning Commission.

Possible Motion 
I move that, after giving reasoned consideration to the information in the staff report, written 
testimony and verbal testimony received during the public hearing, and evidence produced at 
the public hearing, that the required findings can be made and the Washoe County Planning 
Commission:  

(1) Adopt an amendment to the Spanish Springs Master Plan Map, changing the master
plan category from Suburban Residential (SR) to Industrial (I) on the subject +60 acre
parcel (APN: 538-171-09). Approve a resolution adopting an amendment to the
Spanish Springs Master Plan Map; and
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(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 Low Density Suburban (LDS) to Industrial (I) on the subject
parcel (APN: 538-171-09). Approve a resolution recommending adoption of an
amendment to the Spanish Springs Regulatory Zone Map.

(3) Authorize the Chair to sing Resolutions Number 15-21 and 15-22.

(4) Direct staff to forward both 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.

(5) This adoption and recommendation for adoption are based on the following findings for
a Master Plan Amendment and a Regulatory Zone Amendment as outlined below.

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

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

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

Spanish Springs Area Plan Findings - Policies SS.17.1 and SS.17.2 (a part of the Master 
Plan) 

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

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

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

9. 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

MPA15-006 & RZA15-007 
MYSTIC MOUNTAIN LLC



     

Master Plan Amendment Case No. MPA15-006 & Regulatory Zone Amendment Case No. RZA15-007 
Page 28 of 29 

 

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

 
10.   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. 

 
11. 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. [Removal of this commercial/industrial cap is 
pending conformance review by the Truckee Meadows Regional Planning 
Commission. The Regional Plan has recently been amended to allow an increase in 
the size of the existing contiguous industrial land use in the Spanish Springs Area Plan 
by no more than 150 acres over the next 10 years.] 

 
12.   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. 

 
13. If roadways impacted by the proposed intensification are currently operating below 

adopted levels of service, the intensification will not require infrastructure 
improvements beyond those articulated in Washoe County and Regional 
transportation plans AND the necessary improvements are scheduled in either the 
Washoe County Capital Improvements Program or Regional Transportation 
Improvement Program within three years of approval of the intensification. 

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

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

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

Appeal Process 
Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission and mailed to the 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 after the written decision is filed with the Secretary to the Planning Commission and mailed 
to the applicant. 

xc:  Applicant/Property Owner:  Mystic Mountain, LLC, Attn:  Jesse Haw, 550 W Plumb Lane, 
Suite B-505, Reno, NV 89509       

Attorney:    Robert M. Sader, 8600 Technology Way, Suite 101, Reno, NV 89521 
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 
 

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN,                                   
THE SPANISH SPRINGS MASTER PLAN MAP (MPA15-006)                                                                  

AND RECOMMENDING ITS ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS 
 

Resolution Number 15-21 
 
 
Whereas Master Plan Amendment Case Number MPA15-006 (Mystic Mountain) came before 
the Washoe County Planning Commission for a duly noticed public hearing on November 3, 
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 MPA15-006 as set 
forth in NRS Chapter 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 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 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. 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. 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; 
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Spanish Springs Area Plan Findings: 

6. Policy SS.17.1 

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

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

c. The amendment does not conflict with the public’s health, safety or welfare; 

7. Policy SS.17.2  

a. 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; 

b. 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; 

c. The overall percentage of commercial and industrial regulatory zone acreage will 
not exceed 9.86 percent of the Suburban Character Management Area; [On June 
23, 2015, the Washoe County Board of County Commissioners approved removal of this 
policy from the Spanish Springs Area Plan, and it is pending conformance review by the 
Truckee Meadows Regional Planning Commission. It is anticipated that this proposal will 
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 Springs Area Plan by no more than 150 
acres over the next 10 years.] 

d. 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; and 

e. 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 
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Improvements Program or Regional Transportation Improvement Program within 
three years of approval of the intensification. 

Now, therefore, be it resolved that pursuant to NRS 278.210(3) 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 November 3, 2015 

 WASHOE COUNTY PLANNING COMMISSION 

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

 

Attachment:  Exhibit A – Spanish Springs Master Plan Map 
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 
 

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER 
RZA15-007 AND THE AMENDED SPANISH SPRINGS REGULATORY ZONE MAP 

 
Resolution Number 15-22 

 
 
Whereas Regulatory Zone Amendment Case Number RZA15-007 (Mystic Mountain) came 
before the Washoe County Planning Commission for a duly noticed public hearing on November 
3, 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 (MPA15-006) 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 RZA15-007: 

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 
public health, safety or welfare; 

3. Response to Change 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. 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. Master Plan Policies and Action Programs. The proposed amendment will not adversely 
affect the implementation of the policies and action programs of the Washoe County 
Master Plan;  
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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 Military Installation When a Military Installation is Required to be Noticed. 
The proposed amendment will not affect the location, purpose and mission of a military 
installation. 

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby 
recommend adoption of Regulatory Zone Amendment Case Number RZA15-007 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 November 3, 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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