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Subject: Report to Washoe County Board of Commissioners on Master 
Plan Amendment Case Number MPA15-003 and Regulatory Zone 
Amendment Case Number RZA15-005 

Applicant:   SP58, LLC 

Agenda Item Number: 9B 

Summary: Hearing, discussion and possible action to send a report to the 
Washoe County Board of Commissioners on their approval of an 
appeal of Master Plan Amendment Case Number MPA15-003 and 
Regulatory Zone Amendment Case Number RZA15-005  

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

Prepared by: Kelly Mullin, Planner 
Washoe County Community Services Department 
Division of Planning and Development 
775.328.3608 
kmullin@washoecounty.us 

Description  

Master Plan Amendment Case Number MPA15-003 and Regulatory Zone Amendment 
Case Number RZA15-005 (Blackstone 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 ± 58.49 acres from a mix of Suburban 
Residential (SR), Industrial (I) 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), Industrial (I) and 
Neighborhood Commercial (NC) to Medium Density Suburban (MDS). 

• Applicant: SP58, LLC, 439 W. Plumb Lane, Reno, NV 89509 

• Property Owner: Jacie, LLC c/o Douglass Properties, LLC 

• Location: On the north side of Calle De La Plata, approximately 650 
feet east of its intersection with Pyramid Highway. 
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• Parcel Size: ± 58.49 acres  

• Assessor’s Parcel Number: 534-571-01   

• Previous Master Plan: Suburban Residential (SR), Industrial (I) and Commercial (C) 

• Proposed Master Plan: Suburban Residential (SR) 

• Existing Regulatory Zone: Low Density Suburban (LDS), Open Space (OS), Industrial 
(I) and Neighborhood Commercial (NC) 

• 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 

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

Master Plan Amendment Case Number MPA15-003 and Regulatory Zone Amendment Case 
Number RZA15-005 for Blackstone Estates seek to amend the Washoe County Master Plan, 
Spanish Springs Area Plan, to change the Master Plan Category 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) approve an amendment to the regulatory zone 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 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 AX15-005. 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 AX15-005, voted unanimously to reverse the denial of the Planning Commission, 
remand MPA15-003 back to the Planning Commission for a report and also remand back 
RZA15-005 with instructions.  

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

During discussion of both appeals for Blackstone Estates and Sugarloaf Ranch Estates, the 
Board 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 than the Planning Commission. 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 being 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 Action 

After conducting a public hearing, taking public testimony and discussing the proposed Master 
Plan Amendment and Regulatory Zone Amendment, a motion was made and seconded to 
approve Master Plan Amendment Case Number MPA15-003 and Regulatory Zone Amendment 
Case Number RZA15-005. With a vote of 2 (in favor) to 5 (opposed), the motion failed to pass – 
effectively a denial. A subsequent motion was made and passed unanimously for the denial to 
be without prejudice. During discussion of the initial motion, Planning Commissioner Greg 
Prough indicated he could not make the required finding of fact related to health, safety and 
welfare. He also indicated concern that a transition zone (referenced in the Spanish Springs 
Area Plan Character Statement) may not be present if the proposals were approved. 
Commissioner Sarah Chvilicek also indicated she could not make the finding for Spanish 
Springs Area Plan Policy SS.17.1 regarding preserving and enhancing the Spanish Springs 
Vision and Character Statement. 

October 14, 2015 – Neighborhood Meeting 

Both the Master Plan Amendment and Regulatory Zone Amendment requests were discussed 
at the neighborhood meeting. Sixteen residents were in attendance. The applicant’s 
representative provided an overview of the proposed amendments and answered questions. 
The following topics were discussed:  traffic at the intersection of Pyramid Highway and Calle de 
la Plata; well impacts; proposed density vs. density of properties to the east; comparison to 
proposed amendments for the Sugarloaf Ranch project to the east; intent of the Area Plan’s 
Character Statement, including the potential for lots smaller than 1-acre east of Pyramid 
Highway; and the desire of some residents to not be located near what they see as urban 
development. 

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. 

MPA15-003 & RZA15-005 
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2. Report back to the Board by collectively or individually commenting on the action 
taken and findings made by the Board of County Commissioners. 

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 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 is 
tentatively scheduled to be considered by the Board on April 12, 2016, at which time the Board 
has the ability to take final action on both the Master Plan and 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 a 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 Board made all of the following required findings in the affirmative during 
their reversal of the Planning Commission’s denial of MPA15-003 and RZA15-005 and approval 
of the appeal in AX15-005. 

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.  

MPA15-003 & RZA15-005 
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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 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. 

MPA15-003 & RZA15-005 
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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 

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. 

MPA15-003 & RZA15-005 
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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. 

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 MPA15-003 and Regulatory 
Zone Amendment Case Number RZA15-005.  

Motion 

The following motion is provided for your consideration: 

“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 MPA15-003 and Regulatory Zone Amendment 
Case Number RZA15-005 containing the following: (insert appropriate 
comments/information).” 
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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 A
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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.  



JANUARY 26, 2016 PAGE 7 

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 



 

JANUARY 26, 2016  PAGE 15 

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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Board of County Commissioners

Kelly Mullin, Planner, Planning and Development Division
Community Services Department, 3 2 8. 3 60 8, kmul I in (J-rwashoeco unty. us

William H. Whitney, Division Director, Planning and Development
Community Services Department, 328 -3 6 17, bwh i tney @washoecounty. r"r s

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 RZAI5-005, 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 (l) 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 2lN,
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:
(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 authorrze the
Chair to sign the attached resolution.

(Commission District 4.)

AGENDATTEM- ll

EXHIBIT B
MPA15-003 & RZA15-005
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SUMMARY

The Washoe County Board of Commissioners may choose to confirm or reverse the
Planning Commission's denial of Master Plan Amendment Case Number MPA15-003
and Regulatory Zorre Amendment Case Number RZAI5-005, 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 + 58.49 acres from a mix of
Suburban Residential (SR), Industrial (I) and Commercial (C) to Suburban Residential
(SR) and 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).

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

PREVIOUS ACTION

December 1" 2015 Planning Commission. After conducting a public hearing, taking
public testimony and discussing the proposed amendments, a motion was made by
Commissioner Roger Edwards and seconded to approve Master Plan Amendment Case
Number MPA15-003 and Regulatory Zone Amendment Case Number RZA15-005. With
a vote of 2 (in favor) to 5 (opposed), the motion failed to pass - effectively a denial. A
subsequent motion was made and passed unanimously for the denial to be without
prejudice. During discussion of the initial motion, Planning Commissioner Greg Prough
indicated he could not make the required finding of fact related to health, safety and
welfare. He also indicated concern that a transition zone (referenced in the Spanish
Springs Area Plan Character Statement) may not be present if the proposals were
approved. Commissioner Sarah Chvilicek also indicated she could not make the finding
for Spanish Springs Area Plan Policy SS.17.1 regarding preserving and enhancing the
Spanish Springs Vision and Character Statement. (The Planning Commission Staff
Report is included as Exhibit D with this report. Planning Commission Draft Minutes for
the Dec. 1,2015 meeting are included as Exhibit C.)

October 14. 2015 Neighborhood Meeting. Both the Master Plan Amendment (MPA) and
Regulatory Zone Amendment (RZA) requests were discussed at the neighborhood
meeting. Sixteen residents were in attendance. The applicant's representative provided an
overview of the proposed amendments and answered questions. The following topics
were discussed: traffic at the intersection of Pyramid Highway and Calle de la Plata; well
impacts; proposed density vs. density of properties to the east; comparison to proposed
amendments for the Sugarloaf Ranch project to the east; intent of the Area Plan's
Character Statement, including the potential for lots smaller than l-acre east of Pyramid
Highway; and the desire of some residents to not be located near what they see as urban
development.

BACKGROUND

The Planning Commission (PC) held a public hearing to consider the proposed Master
Plan Amendment and Regulatory Zone Amendment Dec. 1, 2015. During the same
meeting, the Planning Commission considered a similar proposal on the adjacent parcel
to the east. Both proposals were recommended for approval by staff but ultimately
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denied. The Planning Commission's discussion of the appropriateness of the proposals

centered on potential impacts to the surrounding area and whether the proposals were

consistent with the Master Plan.

The Planning Commission found that the proposals were not compliant with the Spanish

Springs Area Plan, particularly the 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. 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
occuts most rapidly in the west as elevation increases along the western slopes of the

Spanish Springs Valley. To the north and east, the hansition to rural sfretches 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 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 tra'nsition 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 asked a number of questions of Planning & Development staff,

Engineering and Capital Projects Division Director Dwayne Smith, and Truckee

Meadows Water Authority representative John Enloe. Planning Commissioners noted

concerns during the discussion that covered the following topics: potential traffic
impacts; availability of water and sewer services; school capacity; rights of current

residents who own livestock; fire service availability; and the Spanish Springs Area
Plan's Character Statement. (Draft minutes of the meeting are included as Exhibit C with
this report, with the discussion of these cases beginning on page 8 of the minutes.)

The appellant contends that the Planning Commission "failed to consider staff, TMWA
and applicant testimony, along with technical reports in their analysis of the findings."
(Appeal application is included as Exhibit A with 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 MPAl5-003 and Regulatory Zone Amendment Case

Number RZAI5-005; or
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2. Reverse the decision of the Planning Commission, remand MPA15-003 back to
the Planning Commission for a report and remand RZA15-005 back to the
Planning Commission with instructions; or

3. Reverse the decision of the Planning Commission, remand MPA15-003 back to
the Planning Commission for a report, and approve RZAl5-005, subject to final
approval of the master plan request.

POSSIBLE MOTIONS

Should the Board of County Commissioners ggry with the Planning Commission's
action to deny Master Plan Amendment Case Number MPAI5-003 and Regulatory Zone
Amendment case Number RZA15-005, staff offers the following motion:

"Move to confirm the Planning Commission's decision to deny Master Plan
Amendment Case Number MPA15-003 and Regulatory Zone Amendment Case
Number RZAI5-005. 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 disaqree with the Planning Commission's
action to deny Master Plan Amendment Case Number MPAl5-003 and Regulatory Zone
Amendment Case Number RZA15-005, staff offers the following two motion options:

"Move to reverse the Planning Commission's decision to deny Master Plan
Amendment Case Number MPAI5-003 and Regulatory Zone Amendment Case
Number RZAI5-005; remand MPA15-003 back to the Planning Commission for a
report; and remand RZAl5-005 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 MPA15-003 and Regulatory Zone Amendment Case
Number RZAI5-005; remand MPA15-003 back to the Planning Commission for a
report; approve RZA15-005, subject to final approval of the master plan request; and
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.

Attachments:

A. Appeal Application, dated 12l4ll5
B. Planning Commission Action Order, dated l2l3ll5
C. Planning Commission Draft Minutes for l2llll5 meeting
D. Planning Commission Staff Report and all original attachments, dated lll5ll5
E. Regulatory Zone Amendment Resolution

xc:

Applicant: SP58, LLC, Attn: Josh Myers,439 W. Plumb Lane, Reno, NV 89509



Property Owner:

Consultant:
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Jacie, LLC clo Douglass Properties, LLC, Attn: Samuel Douglass,
3820 Lone Tree Lane, Reno, NV 8951 I

Rubicon Design Group, LLC, Attn: Mike Railey, 100 California Ave.,
Suite 202, Reno, NV 89509



Washoe County
Appeal of Decision Application

Appeal of Decision by (Check one)

tr Board of Adiustment tr Hearino Examiner

tr Desion Review Committee O ParcelMao Review Commiftee

tr Director of BuiHins & Safety (NRS 278.310) Plannino Commission

tr Director of Planning and Development O Code Enforcement fficer
Appellant lnformation

Name: /4Xf, Rnue.l Phone:775-t+25 -t8oo
Address: Ftt\tto*t ilEQeN Gf?mP UZ Fax:

ihlt tflttFrv? ttu+ ilup . 1lrr/ 2n) Emair: Nrtu ILY C f ubict
Citv: ?r.uo state: rVy' zio fr45a9 cerr: I7f- )Sb -3'i5{
Original Application Number: tttf*tf-OdS 4 RZATS -M5
Project Name: B tACkSfd ruA ES fnfe S
project Location: Nof:fl+.;tOE aF duE D€ LA . trASf oF Nl2*au n

l-lttit ilkv rN s?mtsnl sl2pweS - .*PN # 534 -q7l-al
Date of decision for which appeal is beins filed: Dftf UgfB / )Jrt S
State the specific action you are appealing:

ftt D€nfit- 6F Qse #5 HfrE-bDg tuD Pzis-do,
6f Tflt AfrSf/trE 6r*y Pttu,urut- Canmrss/dN -

State the reasons why the decision should or should not have been made:

frt€ b14ufisrow trAtA TD cyNsA€e ff*ffi, fttwrt, tNl
ftfluUpf TTftruuty, r+h^r& tlrTV fi€cuurLnl ,%,fr:trs tat

Tttue frurtLY1ts a' 'W quoruaf .

For Staff Use Onlv
AppealNumber: Date Stamp

Notes:

Staff:_

AX15-005 - EXH|B|T A

ttb+iqn

lrouy'.co*



Appellant lnformation (continued)

Cite the specific outcome you are requesting under the appeal:

fue hRE ftfha4srru€ frlfrzov*t oF Ttt€ fi4nrr€R ?M. lilt46uy-
M6,Nf ftu? P1^uu+ftRy Z>tt€ fr,L{aNDMEnrf rtSSacrpzrD t<tifH
iSarxEroue ATr+t€S (rre, # s fi4Frt6-00g lt^tD (zhtg-oos).

State how you are an affected individual entitled to file this appeal:

wg RUBtEeur f4e frcu*r ftPftlartrur r?N) l&t
(lltputntt couutiita^J FnnZo Ti touitD€& ryrtuf
lnWN bt:SrMKtu& Vt€ frffuttfrgi| FtaLrtt&S.

7V/+r 7/Z
TYSTrucpt

\Y

Did you speak at the public hearing when this item was considered? I ves
trNo

Did you submit written comments prior to the action on the item being appealed? .( ves
trNo

For time limitations imposed for the various types of appeals, please refer to the llYashoe County
Development Code (WCC Chapter 110) and Nevada Revised Statutes Chapter 278 (NRS 278).

APPELLANT AFFIDAVIT

STATE OF NEVADA

COUNTY OF WASHOE

in all respects complete, true and correct to the best of my understand that n
assurance or guarantee can be given by staff of the Planning and

)

)

)

Subscribed and^ sworn to before me this1{ a"v ot D€ccpt ben , ?bt{

being duly swom, depose and say 0rat I am an appellant seeking the relief specified in this petition and
that the foregoing statements and answers herein contained and the information herewith submitted are



Decision:

Decision Date:

Mailing/Filing Date:

Property Owner:

. Applicant:

. Property Owner:
r Location:

. Parcel Size:
o Assessor's Parcel N.umber:
. Previous Master Plan:

. Proposed Master Plan:
r Existing Regulatory Zone'.

. Proposed Regulatory Zone:
o Area Plan:
o Citizen Advisory Board:

AX15-005 - EXHIBIT B

SP58, LLC, 439 W. Plumb Lane, Reno, NV BgSOg
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

Planning Commission Action Order
Master Plan Amendment Case Number MPAIS-OO3 and
Regulatory Zone Amendment Case Number RZA1S-OO5

Denied

December 1, 2015

December 3, 2015

Jacie, LLC c/o Douglass Properties, LLC
Attn: Samuel Douglass
3820 Lone Tree Lane
Reno, NV 8951 1

Kelly Mullin, Planner
Washoe County Community Services Department
Planning and Development Division
Phone: 775.328.3608
E-Mail : kmullin @ washoecountv.us

Assigned Planner:

Master Plan Amendment Case Number MPA15-OO3 and Regulatory Zone Amendment
Case Number RzA15-005 (Blackstone Estates) - Hearing, discuision 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).

Post office Box 11130, Reno, NV 89520-01 47 - 1oo1 E. Ninth st., Reno, NV 89512
Telephone: 775.328.6100 - Fax: 7tS.A2B.61Ag

www. washoecounty. us/comdev



To: Jacie, LLC cio Douglass Properties, LLC
Subject: MPA15-003 and F|ZA15-005
Date: December 3, 2015
Page: 2

. Development Code:

. Commission District:
r Section/Township/Range:

Applicant:

Consultant:

Agencies:

This serves as official notice that Master Plan Amendment Case Number MPAl5-003 and
Regulatory Zone Amendment Case Number RZA15-005 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 repofi 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 1 0.821.15(d).

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

Washoe County Community Services Department
Planning and Development Division

William H. Whitney
Acting Secretary to the Planning Commission

WWKM/ks

xc:

*aq-

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

SP58, LLC, Attn: Josh Myers, 439 W. Plumb Lane, Reno, NV 89509

Rubicon Design Group, LLC, Attn: Mike Railey, 100 California Avenue,
Suite 202, Reno, NV 89509

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

Sarah Chvilicek, Vice Chair

Larry Chesney

Thomas Daly

Roger Edwards

Philip Horan

Greg Prough

CarlR. Webb, Jr., AICP, Secretary

The Washoe County Planning Commission met in a scheduled session on Tuesday,
December 1,2015, in the Washoe County Commission Chambers, 1OO1 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. *Appea! 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 - 1001 E. Ninth St., Reno, NV 89512

Telephone: 775.328.6100 - Fax: 175.328.61 33
www.washoecounty. us/csd/plan n ing_and_development

WASHOE COUNTY
PLANNING COMMISSION

Meeting Minutes

Tuesday, December 1, 2015
6:30 p.m.

Washoe Gounty Commission Chambers
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. Approva! 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. RZA15-008 - 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: The Ridges at Hunter Creek, LLC and Ridges
Development lnc.

. Location South of Woodchuck Circle and Hunters Peak

Road and West of Hawken Drive

. Assessor'sParcelNo's: 041-671-01,041-650-02,041-662-12&41-650-03
o Existing Master Plan Category: Rural (R) and Suburban Residential (SR)

. Proposed Master Plan: Rural (R), Suburban Residential (SR) and Rural

Residential (RR)

o Existing Regulatory Zone'. General Rural (GR) and Low Density Suburban
(LDS)

o Proposed Regulatory Zone'. General Rural (GR), Low Density Suburban (LDS)

and High Density Rural (HDR)

. Area Plan. Southwest Truckee Meadows Area Plan

. Citizen Advisory Board: West Truckee Meadows

. TMSA lnside the TMSA

December 1,2015 Washoe County Planning Commission Meeting Minutes Page 2 of 32



. Development Code:

o Commission District:
o 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 fonruard 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

December 1,2015 Washoe County Planning Commission Meeting Minutes Page 3 of 32



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.

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 - Findings

6. Policy SW.20.1 Findings

Findinqs
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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.

c.

d.
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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 othenruise to continue operation of its permitted activities.

Washoe CounW Development Code Section 110.821.15 (d) Resulatorv 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 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 Proorams 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 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 groMh with the least amount of natural resource impairment
and the efficient expenditure of funds for public services.

g.

h.

).
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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 RZA15-005 (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 + 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).

r Applicant:
. Property Owner:
. Location:

o Parcel Size.
o Assessor's Parcel Number:
. Previous Master Plan:

. Proposed Master Plan:
e Existing Regulatory Zone.

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

o Commission District:
o Sectionffownship/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 fonruard. 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-third acre lot to get away from

onethird acre lots and to live a more rural lifestyle. He believes it does not make sense to put

one{hird 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 one-third 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 98 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 litfle 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 fonnrard 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 fonrvard 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 undenruay, 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 underway, 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 referred 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.
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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 on 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 turnideceleration 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 sewer 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 th.ey 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 pre.ludice. 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 Gountv 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 groMh 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 Findinqs - Policv SS.17.1 (a part of the Master Ptan)

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

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

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

Washoe GounW Development Gode Section 110.821.15(d) Resulatorv Zone Amendment
Findinqs

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

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.

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

Desired Pattern of Growth. The proposed amendment will promote the desired pattern
for the orderly physical grovuth 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.

SDanish Sprinqs Area Plan Findinqs - Policv 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
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.

1.

2.

3.

5.

6.

a.

b.
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c. (NOT APPLICABLE)

d. For residential land use intensifications, the potential increase in residential units will not

exceed Washoe County's policy growth level for the Spanish Springs Area Plan, as

established in Policy SS.1 .2.

e. 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.

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 growth 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 othenryise 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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. Applicant: Lewis Roca Rothgerber, LLP, 50 West Liberty

Street, Suite 410, Reno, NV 89501

o Property Owner: Sugarloaf Peak, LLC, 2777 Northtowne Lane,

Reno, NV89512
. Location: On the north side of Calle De La Plata,

approximately 2110 of a mile east of its intersection

with Pyramid Highway.
o Parcel Size: t 39.84 acres
. Assessor's Parcel No: 534-562-07
o 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)

. Proposed Regulatory Zone: Medium Density Suburban (MDS)

o Area Plan: Spanish Springs
o 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

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 findings 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 percentJewer 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 thal42 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 growth 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 five 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 this five years ago when he met with 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 10-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 over, 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 affected 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{hird 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 forward, 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 forward. 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 forward 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 forward 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 specific 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 actualtraffic 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 lair
question whether this fits 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 significantly 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 lf 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:

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.

Findinqs
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Spanish Sprinqs Area Plan Findinqs - 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 110.821.1S(dl 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 efficient 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 Commission 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
PTanning Commission. Director Whitney answered that statf 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 Counsel's ltems

*A. Report on previous 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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Summary:

Recommendation:

Prepared by:

Phone:

E-Mail:

AX15.OO5 . EXHIBIT D

Meeting Date: December 1,2015

Master Plan Amendment Case Number MPA15-003 and
Regulatory Zone Amendment Case Number RZA15-005

SP58, LLC

8B

(1) To amend the Master Plan Category on one 158.49 acre
parcel from a mix of Suburban Residential (SR), lndustrial (l) and
Commercial (C) to Suburban Residential (SR); and
(2) To amend the regulatory zone on the same 158.49 acre parcel
from a mix of Low Density Suburban (LDS), Open Space (OS),
lndustrial (l) and Neighborhood Commercial (NC) to Medium
Density Suburban (MDS).

Adopt recommended amendment and authorize Chair to sign
both attached resolutions

Kelly Mullin, Planner
Washoe County Community Services Department
Division of Planning and Development
775.328.3608
km ullin@washoecountv. us

SP58, LLC, 439 W. Plumb Lane, Reno, NV 89509
Jacie, LLC c/o Douglass Properties, LLC

Description

Master Plan Amendment Gase Number MPA15-003 and Regulatory Zone Amendment
Case Number RZA15-005 (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).

o Applicant:
o Property Owner.

Master Plan Amendment Case Number MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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Washoe County Planning Commission Staff Report Staff Report Date: November 5, 2015

o Location: On the north side of Calle De La Plata, approximately 650 feet
east of its intersection with Pyramid Highway.

o Parcel Size: t 58.49 acres
. Assessor's Parcel Number: 534-571-01
o Previous Master Plan: Suburban Residential (SR), lndustrial (l) and Commercial (C)

. Proposed Master Plan: Suburban Residential (SR)
o Existing Regulatory Zone: Low Density Suburban (LDS), Open Space (OS), lndustrial (!)

and Neighborhood Commercial (NC)

. Proposed Regulatory Zone: Medium Density Suburban (MDS)

o Area Plan: Spanish Springs
. Citizen Advisory Board: Spanish Springs
o Development Code: Article 820, Amendment of Master Plan

Article 821, Amendment of Regulatory Zone
o Commission District: 4 - Commissioner Hartung
o Sectionffownship/Range: Section 23, Township 21N, Range 20E, MDM, Washoe

County, NV

Master Plan Amendment Case Number MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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Washoe County Planning Commission Staff Report Staff Report Date: November 5, 20'15
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Washoe County Planning Commission Staff Report Staff Report Date: November 5, 2015

Citizen Advisory Board and Public Comment Correspondence......... .............Exhibit E

Aqencv Comments

Nevada Division of Water Resources Exhibit F

Nevada Department of Transportation ........ Exhibit G

RegionalTransportation Commission........ Exhibit H

Washoe County School District Exhibit I

Truckee Meadows Fire Protection District Exhibit J

Washoe County Parks and Open Space ........Exhibit K

Washoe County Health District - Emergency Medical Services . Exhibit L

Washoe County Utility Services ........ Exhibit M

Washoe-Storey Conservation District...... Exhibit N

Project Application Exhibit O

Water Facility Requirements............ ....... Exhibit O-1

Geotechnical and Drainage Reports..... Exhibit O-2

Feasibility Study Update ....Exhibit P

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.us/comdev -

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.

Master Plan Amendment Case Number MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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Washoe County Planning Commission Staff Report Staff Report Date: November 5, 2015

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.

. 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.

. 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
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 five required 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 110.820.15(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. Adoption of the Master Plan
amendment requires a2l3vote of the Planning Commission's membership.

Explanation and Processinq of a Regulatorv 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.

Master Plan Amendment Case Number MPA15-003
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Washoe County Planning Commission Staff Report Staff Report Date: November 5, 2015

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

another requires action by both the Planning Commission and the Board of County

Commissioners.

The Planning Commission may recommend adoption of a Regulatory Zone Amendment to the

Board of County Commissioners, or it may deny it. 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 ol 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 MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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Master Plan Amendment Case No. MPAl5-003
Regulatory Zone Amendment Case No. RZA15-005
BlackstoneEstates o 025

Community Services
Planning
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Master Plan Amendment Case Number MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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ANALYSIS

Background and Current Conditions

The subject property is t 58.49-acres and is located within the Spanish Springs Area Plan and

Spanish Springs Suburban Character Management Area. This request seeks to amend the
subject property's Master Plan category from a mix of Suburban Residential, lndustrial and

Commercial to Suburban Residential. The request also seeks to change the property's
regulatory zone from a mix of Low Density Suburban (LDS), lndustrial (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
58.49-acre parcel, for a potential total of up to 175 dwelling units.

ln comparison, the current zoning mix on the property includes x24.9 acres of Low Density
Suburban, which potentially allows for up to 25 homes on the property. The property also
currently contains +19.S-acres lndustrial, 111.7-acres Neighborhood Commercial and +2.4-

acres Open Space zoning.

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 1,000 feet of the subject parcel.

The subject parcel is currently undeveloped. Residential development is currently occurring to
the north and northeast of the subject parcel in the Donovan Ranch Subdivision. 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{hird acre, which is comparable to
Medium Density Suburban 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.

As visible in the following aerial photograph, two of the parcels to the west of the subject
property contain single-family residences, while two other parcels to the west are undeveloped.
To the south is Calle de la Plata, a 2-lane arterial roadway. To the north and northeast is the
Donovan Ranch subdivision, which is currently under construction. To the southeast is an

undeveloped property for which an application to change the master plan category and

regulatory zoning on that parcel has also been received by Washoe County. That request is

similar to this one in that it also seeks to change the property's master plan category to
Suburban Residential and the regulatory zoning to Medium Density Suburban. For the purposes

of evaluation of compatibility with the surrounding area, staff has assumed that no changes to
that parcel have yet taken place, although it should be noted that changes may occur.

Master Plan Amendment Case Number MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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There is an area of land located between the subject parcel's western property line and Pyramid
Highway. This area contains five parcels with regulatory zoning that includes Low Density
Suburban, Low Density Rural, General Rural, Open Space and Neighborhood Commercial.

Master Plan Amendment Case Number MPA15-003
Regulatory Zone Amendment Case Number RZA15-005
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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.

Compatibility Rating of Proposed Regulatory Zone 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 necessary.

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 uniVacre), 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

Master Plan Amendment Case Number MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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Proposed
Regulatory Zone

Existing Adjacent
Regulatory Zone

Compatibility
Rating

Medium Density
Suburban (MDS)

Low Density Suburban (LDS)
(located to the north, northwest and northeast)

High

Open Space (OS)
(located to the west)

High

Low Density Rural (LDR)
(1 parcel to the west)

Medium

General Rural (GR)
(2 parcels to the west)

Medium

Neighborhood Commercial (NC)
(located to the southwest and southeast)

Low

lndustrial (l)
(located to the southeast on the parcel with a

sim ilar master plan/zon i ng amendment request)
Low
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Springs Suburban Character Management Area, which is the designated growth area for the
Spanish Springs Valley.

Desired Pattern of Grovnth

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 Truckee Meadows Water Authority is designated as the potable water service
provider for the subject parcel, but it would require annexation to TMWA's water service territory
prior to service. Community sewer service would be provided by Washoe County Community
Services Department. Sanitary sewer service within the unincorporated Washoe County areas
of Spanish Springs is provided by Washoe County. 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 currently is adequate sewer
capacity available for the maximum allowed density on the property if the request is approved.

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 fonruard, if approval for these amendment requests is granted.

Communitv Services: Truckee Meadows Fire Protection District has a station near La Posada
and Pyramid Highway. Northern Nevada Medical Center in Sparks and Renown Urgent Care on
Los Altos Parkway 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 95% capacity, Shaw Middle is at 94% capacity, and Spanish
Springs High is at 107o/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, but overall operates at LOS

Master Plan Amendment Case Number MPA15-003
Regulatory Zone Amendment Case Number RZA15-005
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A. 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 zoning would generate up to 42o/o fewer trips than
what might be generated by the existing mixed use zoning.

Both the Nevada Department of Transportation (NDOT) and the Regional Transportation
Commission (RTC) have reviewed the request. RTC indicated that the potential increase in

density posed by the Blackstone Estates project may not warrant a traffic signal at that
intersection on its own. However, both NDOT and RTC indicated that the proposed project,

when reviewed in conjunction with the separate Sugarloaf Ranch Estates proposal to the east,

may warrant the installation of a traffic signal at Pyramid Highway and Calle de la Plata. ln
either case, both NDOT and RTC indicated that street improvements on Calle de la Plata would
likely be required with future residential development on the subject property.

As reflected in the traffic impact study, the applicant states that the proposed Medium Density

Suburban residential regulatory zone will result in fewer traffic trips than what is estimated for
the current zoning mix of lndustrial, Neighborhood Commercial and Low Density Suburban. The
Traffic lmpact Study is attached with the project application (Exhibit O).

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

Both the Blackstone Esfafes and Sugarloaf Ranch have access to 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 seruice is based
primarily on the delay of the srde streef, 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 year forecast with and without the project. When additionalanalysis is
brought in the timing a traffic signal can better be estimated. NDOT approval will
also be required prior to the installation of a traffic signal. NDOT typically requires
traffic signal wanants to be met prior to installation and not in anticipation of
future grovvth.

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 Nofth Servlce area CIP has
budgeted for 5 intersections 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 Countv 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.

Master Plan Amendment Case Number MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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AND TRANSPORATION ELEMENT - Volume One of the Washoe CountyLAND USE
Master Plan

GoalThree:

Policy LUT.3.1

Policy LUT.3.2

Policy LUT.3.3

Policy LUT.3.5

GoalThree:

Goal Four:

Goal Five:

POPULATION ELEMENT - volume one of the washoe Gounty Master plan

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

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 groMh areas delineated within the Truckee Meadows
Service Area (TMSA).

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.

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

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. LUT.3.3 and LlJT.3.5t: The
subject property is located within the Spanish Springs S)MA 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.

Plan for a balanced development pattern that includes employment and
housing opportunities, public services and open spaces.

Goordinate population growth with the availability of water, sanitary
sewer, streets and highways, and other public facilities and services.

Development occurs where infrastructure is available.

staff Comment (Goals Three, Four and Fivel: The proposed amendments will
allow for increased residential oppoftunities with nearby employment
opportunities in the Spant'sh Sprngs planning area. Public services, facilities,
and infrastructure are available. TMWA is the water purueyor and Washoe
county is the sanitary sewer service provider for the subject area. washoe

Master Plan Amendment Case Number MPA15-003
Regulatory Zone Amendment Case Number RZA15-005

Page 17 of 34
MPA15-003 & RZA15-005
BLACKSTONE ESTATES



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

County Engineering has indicated that there is currently adequate seuyer

capacity available for the maximum allowed density on the property if the
request is approved. Primary sfreefs and highways used fo access fhe
subject site will be Pyramid Highway and Calle de la Plata. At the time of
development, the appropriate water rights would need to be dedicated and
road impacf fees and sewer connection 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 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.

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
requesfs would increase the potential maximum residential densi$ on the
property from approximately 25 dwelling units to 175 dwelling units - a

maximum net increase of approximately 150 dwelling units. lf this request
were approved, there would still be over 1,100 residential units of capacity
remaining from the 1,500 residential unit growth cap in Spanish Sprngs.
There are three amendments to the Spanish Spnngs Area Plan being
considered at the present. lf all are decided in such a manner as fo
maximize density there would be 1086 dwelling units of density remaining
under the policy growth cap.

The following Regulatory Zones are permitted within the Spanish Sprlngs
Suburban Character Management Area:

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

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

Policy SS.1.2

Policy SS.1.3

Master Plan Amendment Case Number MPA15-003
Regulatory Zone Amendment Case Number RZA15-005
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Policy SS.1.6

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. lndustrial (l).

h. Public/Semi-Public Facilities (PSP).

i. Parks and Recreation (PR).

j. General Rural (GR).

k. Open Space (OS).

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

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 can
be met and are listed and discussed /afer in this repoft under 'Staff
Comments on Required Findings for Master Plan Amendment."

The regional and local transportation system in the Spanish Springs
planning area will 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 Gharacter 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.

Transportation

GoalThree:

Policy SS.3.1

Policy SS.3.3

Master Plan Amendment Case Number MPA15-003
Regulatory Zone Amendment Case Number RZA15-005
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Staff Comment: Overall potential traffic impacts are anticipated to be lower
with a Medium Density Suburban residential zoning in comparison to the

iff I';'':l#::?i'i:;::,'i#-i;:#i:{:#*i'fri:,',#,
Depaftment of Transportation are anticipated to provide conditions of
approval requiring road improvements to mitigate potential traffic impacts
posed by a specific development proposal.

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.

Staff Comment: The Spanish Spnngs Area Plan's Vision and Character
Statement defines the suburban core as being concentrated along Pyramid
Highway and including a broad mix of non-residential uses, plus residential
densfiies of up to three dwelling units per acre. The suburban core is part of
the Suburban Character Management Area (SCMA), which ,s the
designated growth area in fhe Spanlsh Spnngs planning area.

Comments on the individual policies found within Goal Seventeen are
included later in this report under "Staff Comments on Required Findings
for Master Plan Amendment" and "Staff Comments on Required Findings
for Regulatory Zone Amendment."

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 1% FEMA
Flood Hazard area. However, Washoe County Engineering staff have indicated that FEMA flood
zone maps have been updated to account for flood control developments such as the North

Spanish Springs detention facility and associated appurtenances (such as the sedimentation
basin and drainage channel south of the property).

Only a small portion of the southeast corner of the parcel is now designated as being in a FEMA

flood zone AO. The Development Suitability Map identifies the remainder of the property as

being "unconstrained. "

Master Plan Amendment Case Number MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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Neiqhborhood Meetins

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 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 mailed out 40 neighborhood meeting notices to property owners of 55
parcels within 750 feet of the subject parcel. The meeting was held at the Spanish Springs
Library on Wednesday, October 14,2015 at 6 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 County Development Code, which require notice be mailed 10 days prior
to the neighborhood meeting. 16 residents were in attendance, plus Washoe County staff and
the applicant's representative.

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 at the intersection of Pyramid Highway and Calle de la Plata; well impacts;
proposed density vs. density of properties to the east; comparison to the proposed amendments
for the Sugarloaf Ranch project to the east; intent of Area Plan; desire of some residents to not
be located near what they see as urban development. Exhibit D contains the memorandum
summarizing the meeting.

Public Comment

' Dawn Costa-Guyon, Chair of the Spanish Springs Citizen Advisory Board, submitted
written comments to Washoe County staff (Exhibit E). Ms. Costa-Guyon commented on:
the proposed increase in density; potential traffic flow issues entering/exiting from the
property; water & sewer availability; and the desire for larger lots in that area. Ms. Costa-
Guyon indicated she was not in favor of the project.

' Kenneth Theiss, Vice-Chair of the Spanish Springs Citizen Advisory Board, provided
combined written comments for both this project (Blackstone Estates) and the separate
project to the east (Sugarloaf Ranch Estates). Comments are attached under Exhibit E.
Mr. Theiss made the following recommendations: require a traffic light to be installed on
Calle de la Plata; create a SO-foot-wide easement or trail-like buffer between the subject
parcel and the properties to the west; ensure infrastructure needs can be met.

' Carl Savely, Spanish Springs resident, commented on the project via email (Exhibit E).
Mr. Savely stated a desire for lots smaller than 10 acres to not be approved in the area.

' Dan Herman, Spanish Springs resident, commented on the project via email (Exhibit E).
Mr. Herman stated three main concerns regarding the project: (1) The desire for a
"transition zone" between the project site and adjacent properties; (2) The placement of
Medium Density Suburban regulatory zone east of Pyramid Highway; (3) The source of
water to serve the subject property.

Master Plan Amendment Case Number MPA15-003
Regulatory Zone Amendment Case Number RZA15-005
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Public Hearins 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

C for a copy of the noticing map. A legal ad was also scheduled to be published in the Reno

Gazette-Journal November 20, 2015 edition.

Aqencv Comments

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

o 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

r Truckee Meadows Fire Protection District
o Washoe County Sheriff's Office
. Washoe County School District
. Regional Transportation Commission
. State of Nevada

o Division of Environmental Protection
o Division of Forestry - Endangered Species

Master Plan Amendment Case Number MPA15-003

Regulatory Zone Amendment Case Number RZA15-005
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o Division of State Parks
o Department of Transportation
o Division of Water Resources
o Department of Wildlife

. City of Sparks - Community Services Department
o Truckee Meadows Regional Planning
. Washoe-Storey Conservation District
o Truckee Meadows Water Authority
. NV Energy

Comments were received from:

Staff Report Date: November 5, 2015

Nevada Division of Water Resources commented that the subject property is located
within the Truckee Meadows Water Authority service area and no active water rights are
currently associated with the parcel. Comments were also provided regarding future
development proposals of the property. (Exhibit F)

Contact: Steve Shell, 775.684.2836, sshell@water.nv.qov

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

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 also commented on the applicant-provided traffic impact study
and its conclusions. (Exhibit H)

Contact: Debra Goodwin, 775.335.191 8, dqoodwin@rtcwashoe.com

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 proposals. (Exhibit l)

Contact: M i ke Bost er, 77 5.7 89. 381 0, m boster@was h oesc h ools. net

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

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

Washoe Countv Parks and Open Soace provided comments related to pedestrian and
equestrian access points within the subject parcel. Suggested conditions for future
development proposals were also included. (Exhibit K)

Contact: Dennis Troy, 775.328.2059, dtroy@washoecountv.us
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Washoe Countv Health District - Emeroencv Medical Services commented that minimal
impacts regarding EMS responses are anticipated and no impacts concerning access to
health care facilities are expected. (Exhibit L)

Contact: Christina Conti, 775.328.6042, cconti@washoecounty.us

Washoe Countv Utilitv Services commented that a sewer line is within 100'of the subject
property and that a facility plan is currently being prepared for the Spanish Springs Area,
which will identify improvements the applicant would need to construct in order to obtain
service. (Exhibit M)

Gontact: Timothy S imspon, 77 5.954.4648, tsim pson@was hoecou ntv. us

Washoe-Storev Conservation District offered comments on drainage, flooding and water
rights that would be addressed during future development proposals. (Exhibit N)

Contact: Kevin J. Roukey, 775.425.1209, kevinir 51@att.net

The Washoe County Enqineerinq and Capital Proiects Division indicated they reviewed
the proposal and have no comments.

Staff Gomments 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. The Commission must also
make at least three of the following five findings of fact. No military installations were required to
be noticed as a result of this application; therefore the finding related to a military installation is
not required.

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

Staff Comment: There are no policies or action programs of the Spanish Springs Area
Plan that prohibit 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.

Staff Comment: The proposed amendment will provide for land uses compatible with

the existing adjacent land uses, particularly to the north, noftheast and west.

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.

Staff Comment: This proposal supporls growth within the TMSA and the Spanish
Sprlngs Suburban Character Management Area, the planned growth area for the
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Spantsh Springs Valley. Development to the nofth and noftheast of the property has
also resulted in subdivision lots close to 1/3-acre in size, which is comparable to the
proposed Medium Density Suburban regulatory zone that is a/so part of the proposed
Suburban Residential master plan category.

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: 'fmWe 
and Washoe County are the service providers for community

water and sewer in this area. As detailed in Exhibit O-1, TMWA has identified facility
improvement options to serve the subject parcel. Washoe County Engineering has
indicated that there is currently adequate sewer capacity available for the maximum
allowed density on the propefty if the request is approved. Truckee Meadows Fire
Protection District is the fire protection seryice provider. Appropriate transportation
improvements would need to be implemented by the applicant at the time of future
development if it was approved.

5. Desired Pattern of GroMh. 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 further implement the desired pattern
of growth, pafticularly as sfafed in the Spanish Sprngs 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 fogether with residentialdensrties of up to three dwelling units per acre."

Spanish Sprinqs Area Plan Findinqs

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:
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 wesf srde of Pyramid Highway. Outside the suburban core, a
transition to a more rural character occurs. This transition occurs most rapidly in the
wesf as elevation increases along the western s/opes of the Spanish Sprngs Valley.
To the north and east, the transition to ruralsfrefches out into the valley and includes
lower density, suburban residential opportunities (one- to five-acre parcels)."
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lf the amendment reguests are approved, the subject property will be the first propefty
zoned Medium Density Suburban (MDS) on the easf srde of Pyramid Highway in the
Suburban Character Management Area. However, MDS to the east of Pyramid
Highway in this location still meets the intent of the Character Statement. As rt sfafes
above, the suburban core includes residential densrties of up to three dwelling units
per acre, but is not exclusively on the west side of the highway. The Donovan Ranch
subdivision to the north of the subject property (and east of Pyramid Highway) contains
parcel sizes similar to a Medium Density Suburban regulatory zone. Regarding the
Character Statement's description of a transition from suburban to rural on the east
srde of the highway as including one-to-five-acre parcels - fhis is meant to be a

description of what were current conditions at fhe time the statement was written. lt is
not intended to be a prohibition of Medium Density Suburban to the east of the
highway. As such, Washoe County's Director of Planning and Development has
indicated that an amendment to the Character Statement is not required in order to
either process or approve requests for Medium Density Suburban east 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 allows intensification of zoning to allow 1,500 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 applicanl is consistent with that potential
density, as is fhe requested Regulatory Zone.

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 Findings for Regulatorv Zone Amendment

Section 110.821.15(d) of Article 821, Amendment of Regulatory Zone, within the Washoe
County Development Code, 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. No military installations were required to be noticed as a result of this
application; therefore the finding related to a military installation is not required. Staff has

completed an analysis of the Regulatory Zone Amendment application and has determined that
the proposal is in compliance with the required findings as follows.

1. 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.

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

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 h.ealth, safety or welfare.

Staff Comment: The proposed amendments will fufther implement and preserue
the 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 conform to all applicable policies of the Spanish
Spnngs 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.

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 supporfs growth within the TMSA and the Spanish
Springs Suburban Character Management Area, the planned grovvth area for the
Spanish Spnngs Valley. Development to the nofth and northeast of the property
has a/so resulted in subdivision lots close to 1/3-acre in size, which is comparable
to Medium Density Suburban regulatory zones.

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 seryice providers for
community water and sewer in this area. As detailed in Exhibit O-1, TMWA has
identified facility improvement options fo serye the subject parcel. Washoe County
Engineering has indicated that there is currently adequate sewer capacity available
for the maximum allowed density on the property if the request is approved.
Truckee Meadows Fire Protection District is the fire protection service provider.
Appropriate transportation improvements would need to be implemented by the
applicant at the time of future development proposals if they are approved.

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.
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6. Desired Pattern of Growth. The proposed amendment will promote the desired pattern

for the orderly physical growth of the County and guides development of the County
based on the projected population growth with the least amount of natural resource
impairment and the efficient expenditure of funds for public services.

Staff Comment: The proposed amendment will further implement the desired
pattern of grovvth, pafticularly as sfafed in the Spanlsh Sprlngs Area Plan
Character Statement which reads in paft, "A distinct suburban core is, and will
continue to be, concentrated along Pyramid Highway. This suburban core includes
a broad mix of non-residentialuses togefher with residentialdensities of up to three
dwelling units per acre." The current request is fo esfablish additional suburban
zoning within the identified suburban core.

Staff Comment on Spanish Sprinos Area Plan Findinqs

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 information from the Truckee Meadows
Water Authority regarding necessary water facility improvemenfs. Ihese are attached
as Exhibit O-l.Geotechnical and hydrology reports related to drainage and storm water
have been included as Exhibit O-2. ln addition, Washoe County Engineering has
indicated that adequate sewer capacity will be available for the maximum allowed
density on the property if the request is approved.

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 provided with the application and includes fhe
conclusion that the intersection of Pyramid Highway and Calle de la Plata currently
operates at a level of service (LOS) F. The traffic report indicates that the current
proposal is anticipated to generate 42% fewer vehicle trips than what would be

expected if the area were built out according to its current Commercial, lndustrial and
Low Density Suburban regulatory zoning.
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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 proposal is nof for a commercial or industrial land use
intensification and therefore this policy is not applicable.

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
policy growth level for Spanrsh Spnngs. Were the project to be approved, over 1,100
residential units would still be available within the 1,500-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 Comment: A traffic analysis is provided with the application and includes fhe
conclusion that the intersection of Pyramid Highway and Calle de la Plata currently
operates at a level of seruice (LOS) F. The traffic report indicates that the current
proposal is anticipated to generate 42% fewer vehicle trips than what would be
expected if the area were built out according fo rfs current Commercial, lndustrial and
Low Density Suburban regulatory zoning. The traffic report sfafes that improvements
proposed within the Regional Transportation Plan would improve the level of seruice at
this intersection; however, the RegionalTransportation Commission (RTC) has ctarified
that such improvements are not projected until after 2035. The Nevada Department of
Transportation and Regional Transportation Commission have identified that
improvements to that intersection will likely be required as a condition of future
development proposals to the subject property.

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: According to 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 its current Commercial, lndustrial and Low Density
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Suburban regulatory zoning. The Nevada Department of Transportation and Regional
Transpoftation Commission have identified that improvemenfs fo that intersection will
likely be required with future development proposals to the subject property.

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: The proposed changes are within the policy growth level established
by Policy SS.7.2.

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.

Staff Comment: The Washoe County School District (WCSD) has indicated that if
future residential development on the property were to result in student capacity being
exceeded at zoned schoo/s, then some sfudenfs 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 specra/ use permits are anticipated to be impacted 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, the proposed Master Plan Amendment be adopted and the proposed

Regulatory Zone Amendment be recommended for adoption to the Board of County
Commissioners. Staff recommends that the Planning Commission:

(1) Adopt an amendment to the Spanish Springs Master Plan Map, changing the Master
Plan Category from a mix of Suburban Residential (SR), lndustrial (l) and Commercial
(C) to Suburban Residential (SR) on the subject +58.49 acre parcel (APN: 534-571-
01). 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
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regulatory zone from a mix of Low Density Suburban (LDS), Open Space (OS),
lndustrial (l) and Neighborhood Commercial (NC) to Medium Density Suburban (MDS)
on the subject parcel (APN: 534-571-01). Approve a resolution adopting an
amendment to the Spanish Springs Regulatory Zone Map; and

(3) lf the resolution adopting the Master Plan amendments 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 text.

(4) Authorize the Chair to sign Resolutions Number 15-24 and 15-25 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
Master Plan Amendment Case Number MPA15-003 having made the following three
findings in accordance with Washoe County Code Section 110.820.15(d) and the findings
required by Spanish Springs Area Plan Policy SS.17.1. lfurther move to certify the
resolution and the proposed Master Plan Amendment in MPA15-003 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 Secfion 110.520.15(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 wilt provide for land uses
compatible with (existing or planned) adjacent land uses, and witl not adversely
impact the public health, safety or welfare.

3. Desired Pattern of Growth. The proposed amendment wilt promote the desired
pattern for the orderly physical growth of the County and guides development of the
County based on the projected population grov,tth with the least amount of natural
resource impairment and the efficient expenditure of funds for public seryices.

Spanish Sprngi Area Plan Findings - Policy 55.17.1 (a part of the Master Plan)

a. The amendment will fufther implement and preserue the Vision and Character
Statement.

b. The amendment conforms to all applicable policies of the Spanish Spnhgs 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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Possible Motion for 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 Regulatory Zone Amendment Case Number RZA15-005 having made all of
the following findings in accordance with Washoe County Development Code Section
110.821.15(d) and the findings required by Spanish Springs Area Plan Policy SS.17.2. I

further move to certify the resolution and the proposed Regulatory Zone Amendment in

RZA15-005 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 Secfion 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.

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 fufther 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 transpoftation,
recreation, utility and other facilities to accommodate the uses and densrTies
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 Paftern of Grov'rth. 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 Springs Area Plan Findings - Policy 55.17.2 (a paft 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.
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A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of service within the [unincorporated] Spanish Spnngs Hydrographic Basin and
the improvements likely to be required to maintain/achieve the adopted level of
seruice. 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 APPLICABLE) For commerctal and industrial land use intensificatiotts. the
overall percentage of commercial and industrial regulatory zone acreage will not
exceed 9.86 percent of the Suburban Character Management Area.

For residentiat tand use intensifications, the potential increase in residential units witl
not exceed Washoe County's policy growth levelfor fhe Spanish Springs Area Plan,
as estab/ished in Policy SS.7.2.

lf the proposed intensification will result in a drop below the established policy level
of seruice for transportation (as established by the Regional Transportation
Commission and Washoe County) within fhe Spanish Springs Hydrographic Basin,
fhe necessary improvements required to maintain the established level of seruice 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 ra n spo ft ati o n C om mission.

lf roadways impacted by the proposed intensification are currently operating below
adopted levels of setvice, the intensification will not require infrastructure
improvements beyond fhose articulated in Washoe County and Regional
transpoftation plans AND the necessary improvements are scheduled in either the
Washoe County Capital lmprovements Program or Regional Transpoftation
lmprovement Program within three years of approval of the intensification.

Washoe County witl work to ensure that the long range plants of facitities providers
for transportation, water resources, schoo/s and parks reflect the policy grovvth levet
established in Policy SS.7.2.

h. lf the proposed intensification resu/fs in existing facilities exceeding design capacity
and compromr.ses 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
Irusfees.

b.

e.

g.
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i. Any existing development in the Spanlsh Spnngs planning area, the Sun Valley
planning area, the Warm Spnngs 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.

Appea! 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 Commissioners, in
which case the outcome of the appeal shall be determined by the Washoe County Board of
Commissioners. Any appeal must be filed in writing with the Planning and Development
Division within 10 calendar days after the written decision is signed and filed with the Secretary
to the Planning Commission and mailed to the original applicant.

xc: Applicant: SP58, LLC, Attn: Josh Myers, 439 W. Plumb Lane, Reno, NV 89509

Property Owner: Jacie, LLC c/o Douglass Properties, LLC, Attn: Samuel Douglass, 3820
Lone Tree Lane, Reno, NV 89511

Consultant. Rubicon Design Group, LLC, Attn: Mike Railey, 100 California Ave., Suite
202, Reno, NV 89509
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN, SPANISH SPRINGS
MASTER PLAN MAP (MPAI5-003), AND RECOMMENDTNG rTS ADOPTION TO THE BOARD OF

COUNTY COMMISSIONERS

Resolution Number I 5-24

WHEREAS, Master Plan Amendment Case Number MPA15-003 came before the
Washoe County Planning Commission for a duly noticed public hearing on
December 1,2015:

WHEREAS, the Washoe County Planning Commission heard public comment and input
from both staff and applicant representatives regarding the proposed master
plan amendment;

WHEREAS, the Washoe County Planning Commission has given reasoned consideration
to the information it has received regarding the proposed master plan
amendment;

WHEREAS, the Washoe County Planning Commission has made the findings necessary
to support adoption of this proposed master plan amendment as set forth in
NRS chapter 278, Washoe County Development Code Article 820, and the
Spanish Springs Area Plan;

NOW, THEREFORE, BE lT RESOLVED pursuant to NRS 278.210(3) that (1)the Washoe
County Planning Commission does hereby adopt the proposed master plan
amendment in Master Plan Amendment Case Number MPA15-003,
comprised of the maps, descriptive matter and other matter intended to
constitute the amendment as submitted at public hearing noted above; and
(2) to the extent allowed by law, this approval is subject to the conditions
adopted by the Planning Commission at the public hearing noted above.

ADOPTED on December 1.2015

WASHOE COUNry PIANNING COMMISSION

James Barnes, Planning Commission Chairman

I hereby attest the Chairman's signature and certify pursuant to NRS 278.210(6) that the
proposed master plan document and maps have been reviewed and approved by the
Planning Commission as an accurate representation of the approved amendment to the
Washoe County master plan.

MPAI5-003 & RZAI5-005
EXHIBIT A

Carl R. Webb, Jr., AICP, Secretary to the Planning Commission
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER RZA15.OO5
AND THE AMENDED SPANISH SPRINGS REGULATORY ZONE MAP

Resolution Number 1 5-25

WHEREAS, Regulatory Zone Amendment Case Number RZA15-005 (Blackstone
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 has given 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 proposed Master Plan Amendment Case Number MPA15-003 by
the Washoe County Board of Commissioners and a positive finding of
conformance with the Truckee Meadows Regional plan; and

WHEREAS, the Washoe County Planning Commission has made the findings necessary
to support adoption of this proposed Regulatory Zone Amendment as set
forth in Washoe County Development Code Article 821 and the Spanish
Springs Area Plan;

NOW, THEREFORE, BE lT RESOLVED that the Washoe County Planning Commission
does hereby recommend adoption of Regulatory Zone Amendment Case
Number RZA15-005 and the amended Spanish Springs Regulatory Zone
Map as included as Exhibit B-1 to this Resolution to the Washoe County
Board of Commissioners.

ADOPTED on December 1,2015

WASHOE COUNTY PIjNNING COMMISSION

James Barnes, Planning Commission Chairman

ATTEST:

MPA15-003 & RZA15-005
EXHIBIT B

Carl R. Webb, Jr., AICP, Secretary to the Planning Commission
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Memo
To:

From:

CC:

Date:

Re:

Kelly Mullin

Mike Railey

Blackstone Estates Job File

October 19, 2015

Blackstone Estates Neighborhood Meeting

The purpose of this memo is to summarize the neighborhood meeting held to discuss the proposed

Master Plan Amendment for Blackstone Estates. ln accordance with NRS and Washoe County

requirements, a neighborhood meeting was held on October 14,2OL5 at 6:00 pm at the Washoe County

Library (Spanish Springs branch). All property owners within 750 feet of the Blackstone Estates boundary

were noticed of this meeting. Notices were sent via US Mail on October 7,20L5.

The meeting was attended by 15 people (not including Washoe County or Rubicon staff). Key issues

discussed are listed below:

o Traffic impacts on the existing area and the need forsignalization of the Calle de la Plata/Pyramid

Highway intersection.

o lmpacts on existing wells in the area.

o The project should be reviewed in context with the adjoining proposed project (Sugarloaf Ranch

Estates) in order to analyze the cumulative impacts.

o Concern was stated that density was too high given larger parcels to the east.

o lt was stated that the intent of the Area Plan was to have larger parcels east of Pyramid Highway.

o lt was stated that residents chose to live on the east side of the valley to "get away from urban

development."

MPA|5-003 & RZAI5-005
EXHIBIT D



Each of these comments was addressed, including a summary of the projected traffic impacts and
proposed improvements, discussion of the Area Plan Suburban Character Management Area and
policies, and the process for the forthcoming Tentative Map. All attendees were given the date of the
upcoming Planning Commission hearing (December L,2075l.and were asked to leave their names and
email addresses on a sign-in sheet. A representative from Rubicon Design Group provided contact
information and encouraged attendees to contact him with additional questions or concerns and stated
that any emails received would be copied to Kelly Mullin at Washoe County for inclusion in her staff
report.

MPA|5-003 & RA15-005
EXHIBIT D



Washoe County Citizen Advisory Boards wASHoE cou
NEVADA

CAB Member Worksheet
Citizen Advisory Board:

Meeting Date (if aPPlicable):

Topic or Proiect Name ( if ap icable):

Please check the aPProPriate box:

My comments El were (or)

issues and concerns:

s and/or

El were not discussed during the meeting'

b1,..-,'4/,.

lextt'B-ifEl
NTY

(Pte,vse nt)
l/

This worksheet may be used as a tool to take notes during the public testimony and

discussion on this topic/project. Your comments iuring the meeting will become part of the public

record through the minutes and the CAB action memorandum. Your comments, and comments

from other CAB members, will and shall not collectively constitute a position of the cAB as a whole.

lf you would like this workshryt forwarded to your Commissioner, please include his/her name'

Commissioner's Name:

Use additional Pages, if

Please mail, fax or email completed worksheets to: washoe county Manager',s office
Attention: CAB Program
Post Office Box 11'130, Reno' NV 89520-0027
Fax 775.328.2037;
Email: cab@washoecountv.us

l'f . Kt",r r\, n ('" *'r;rp;^ ii-)[gfnzA I s_oos
Revised February 2012 EXHIBIT E



washoe county citizen Advisory Boards
cAB Member Worksheet wasnqE$ouNw

Citizen Advisory Board:

Meeting Date (if appticabtd: J,
, o. if apptica r"r, Wn l

I

Please check the appropriate box:
My comments E were (or) E were not discussed during the meeting.

alternatives and/or recommendations :

This worksheet may be used as a tool to help you take notes.during the public testimony anddiscussion on this topic/prqect' Your comments ouring the meeting will become part of the publicrecord through the minutes and the cAB action mem6randum. your comments. and commentsfrom olher cAB members, will and shall not collectively constitute , p"riti""'riii"'En, as a whole.

Name

Signature:

lf you would tike this worksheet forwarded to your commissioner, please include his/her narne.
Commissioner's Name

Use additional pages, if neceisary.
Please mail, fax or email completed worksheets to: washoe county Managers office

Attention. CAB program Coordinator
post Office Box 1 1 130, Reno, NV g9520_0027
Fax.. 275.328.2491
Email: atavener@washoecountv.us

Revised January 201 5

-----fltPA1 

5-003 & RAl 5-005
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Frcm: Jill Savely

To: Mullin. Kellv

Subject Sugerloaf Estate
Date: Thursday, October 08, 2015 4:47:07 PM

Kelly,

Please do not compound previous errors by increasing residential density on lands
North of Calle de La Plata and East of Pyramid Highway. This area was intended for
large residential rural lots the smallest of which are 10 acres. ln case no one has
noticed there is significant demand for these type of parcels. No residential lots
should be approved in this area that are less than 10 acres in size because they are
completely inconsistent with existing residences.

Carl Savely
305 Alamosa Dr
89441

MPA15-003 & RA15-005
EXHIBIT E



From:
To:

Cc:

Subject:
Date:

dos
Pelham. Rooer; Mullin, Kellv

karma777@sbco lobal. net

Re: CITIZEN INPUT //corrected version

Thursday, November 05, 2015 12:39:53 PM

Corrected version, please use this version. Thanks Dan

On Nov 5, 20 I 5, at 1 2:25 PM, dog <karmaT 7 7 @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.

> l. The SS area plan clearly calls for a "Transition Zone" 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 transilion 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 ( I 0acres) parcels adjacent to to these requested up zoning applications with no Transition Zones. I own a
l0acreparcel thatiszonedGR, lduperparcel. Ifeel itisunfairtotheexistingpropertyownerstozoneMDS3du
per acre next to existing parcels that are zoned I du per ten acres. Again there are no Transition Zones. The

Jransition Zones are a part of and are included in the SS SMCA.

> Recommendation: Apply a Transition Zone of LDS I du per acre adjacent to all existing developed property.
This will provide a buffer that is more acceptable.

> 2. LDS ( I du 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 (l du per acre). I was directly involved as a citizen in its drafting

along with County Staff and the SS CAB.

> Paragraph 2 ofthe Character Statement states: "This suburban core includes a broad mix ofnon-residential uses
together with residential densities of up to three dwelling units per acre." It further states: "These suburban land
rlses 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 ( I du per acre) the maximum zoning density on the East side of Pyramid Highway
as anticipated in the SS Character Statement.

> Please deny the requested up zoning request of MDS (3du per acre) and limit the applications to LDS (l du per
acre). Also require the developments to comply with the Transition Zones addressed in the SS Area PIan 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

MPA15-003 & RZA15-005
EXHIBIT E



to have TMWA attend our 4 Nov 201 5 CAB to brief the citizens on the SS area water system. They could not
attend. I know that there are 34 commercial wells that supplement water use during high peak times. The citizens
that are on wells are concemed about the water table level with significantly higher density. Seems that no one

wants to be sfaight up about our valley's water. The developen do not know how it works, nor county staff.

> Recommendation: Have TMWA available for the Planning Commission to brief the board if questions arise!

> Respectfully Submitted,

> Dan Herman
> Campo Rico Ln

MPA1&N3 & RAI*N5
EXHIBIT E



Mullin, Kelly

Subject: RE: September Agency Review Memo II - Washoe County Planning & Development

From: Steve Shell [mailto:sshell@water.nv.gov]
Sent: Tuesday, September 22,20L5 1:30 PM

To: Stark, Katherine
Subject: RE: September Agenry Review Memo II - Washoe County Planning & Development

Good Afternoon, Katy,

There are no active water rights appurtenant to the described lands in this proposed project. Any water used on the
described lands should be provided by an established utility or under permit issued by the State Engineer's Office. All
waters of the State belong to the public and may be appropriated for beneficial use pursuant to the provisions of
Chapters533and534oftheNevadaRevisedStatutes(NRS),andnototherwise. Anywaterormonitorwells,or
boreholes that may be located on either acquired or transferred lands are the ultimate responsibility of the owner of the
property at the time of the transfer and must be plugged and abandoned as required in Chapter 534 of the Nevada
AdministrativeCode. lfartesianwaterisencounteredinanywellorboreholeitshallbecontrolledasrequiredinNRSS
s34.060(3).

The described lands lie within the Truckee Meadows Water Authority Service Area and also within Hydrographic Basin
85, Spanish Springs Valley. No agreement to serve has been filed with the Division of Water Resources.

Steve Shell
Water Resources Specialist Il
Division of Water Resources
77 5-684-2836

From: Stark, Katherine [mailto:KRStark@washoecounty.us]
Sent: Tuesday, September 22,20L5 12:16 PM
To: Steve Shell
Cc: Stark, Katherine; Emerson, Kathy
Subject: September Agency Review Memo II - Washoe County Planning & Development

Good morning, Steve,

Please find the attached Agency Review Memo with the cases received this month by CSD, Planning and
Development.

You've been asked to review the below-listed application as indicated; the item description and the linkto the
application are provided in the memo.

Item 1

Thank you I

Kalg 6tark
Office Support Specialist
Washoe County Community Services Department
(77 sl 328-3618 (office)
K RSta rk@washoecou ntv. us

1001 E. Ninth St., Bldg. A, Reno, NV 89512

1
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BRIAN SANDOVAL, Govemor

STATE OF NEVADA

DEPARTMENT OF TBANSPORTATION

District ll
310 Galletti Way

Sparks, Nevada 89431
(n0814{3flr FA)(rno&&8390

RUDY MALFABON. PE.. Director

September 25,2015

Washoe County Community Service Department

Planning and Development Division
P.O.Boxlll30
Reno, NV 89520-0027

Attention: Ms. Kelly Mullin, Planner

Dear Ms. Mullin:

ZURAFFlCltuitat 2fi0 -ml{UerehgrEl Ra,Lry 2015\l,1EpeCry*ylSR445 Cdode la Plafla. SugaloatEslrks.doc

tiFlt l+r I l:1

I have reviewed the master plan amendment to the Washoe County. I have the following
comments:

l. Prior to any grading adjacent to the Nevada Department of Transportation right-of-way, a

Drainage R"port, including a grading plan, and a Drainage Form must be submined to the
Permit office. A Drainage Information Form is attached. Please contact the Permit Office at
(775) 834-8330 for more information.

2. 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 Office at (775) 834-
8330 for more information regarding the @cupancy permit.

3. Developer is encouraged to coordinate traffic study review and seek NDOT traffrc study
approval early in the development planning process. It is likely the volumes created with
these projects will warrant the installation of the traffrc signal or alternative traffic mitigation
at the intersection of SR 445 and Calle de la Platta-

4. lt appears the proposed development could have signifrcant impact to SR 445 (Pyramid
Hwy). 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 pennarent encroachment permit and appropriate coordination with
NDOT District II staff, NDOT Headquarters Traffic staff, and NDOT Headquarters Design
staff.

5. SR,t45 (Pyramid H*y) has a posted speed of 55 mph through the project limits. A
deceleration/right turn lane will be required from northbound SR,+45 to eastbound Calle de la
Platta.

6. Left turn/deceleration lanes will be required on southbound SR 445 to eastbound Calle de la
Platta.

MPAIs-003
MPAI5-004

Sugarloaf Estates

MPAI5-003 & RZAl,5.ok
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7. The state defers to municipal government for land use development decisions. Public
involvement for Development related improvements within the NDOT right-of-way shoutd
be considered during the municipal land use development public involvement process.
Significant public improvements within the NDOT right-of-way developed aftlr the
municipal land use development public involvement process may requiie additional public
involvement. Itis 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 Departnrent reserves
tle right to incorporate further changes and/or commenB as the design review advances. I took
fonrard to working with you and your team, and completing a succeisful project. please feel free
to me at(775)83+8320, if you have any further questions or comments.

d.\

d
cc: File

Urban Traffic Engineer

MPA15-003 & RA15-005
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ff' REGToNALrnANsFoRTAnoNcommEspN
Metrcpolitan Planning. Public ?'mnsporlaliol * Operatiotts . Engineeritgt Constrtctlou

-# 
Ilclropolrlan ltlanningOrglnizalton of wa^shoc Countr', NcIrd:r

October 6,2015 FFI: Chrono/PL 183-15

Ms. Kelly Mullin, Planner
Community Services Department
Washoe County
P.O. Box 11130
Reno, NV 89520

RE: MPAl5-003/RZA15-005 (Sugarloaf Estates)

Dear Kelly,

The applicant is requesting a master plan amendment and a regulatory zone amendment on
approximately 58.49 acres located on the north side of Calle de la Plata Drive east of Pyramid Highway.

The Regional Transportation Plan (RTP) identifies Pyramid Highway from Queen Way to Calle de Plata
Drive as an arterialwith high access control (HAC). Calle de la Plata Drive, east of Pyramid Highway is

not designated as a regional road. To maintain arterial capacity, the following RTP access management
standards should be met.

Access Manaoement Standards-Arterials' and Collectors

Access
Management

Class

Posted
Speeds

Signals
Per Mile

and
Spacin92

Median Type

Left From
Major

Street?
(Spacing

lrom sional)

Left From
Minor Street or

Driveway?

Bight Decel
Lanes at

Driveways?

Driveway
Spacingo

High
Access
control

4$55
mph

2 or less
Minimum
spacing

2350 leet

Raised
dchannelized
turn pockets

Yes
750 fr.

minimum

Only at
signalized
locations

Yesr I zso ft./soo ft.

not bo ellomd on anv new strsung qr-str€et parfmg shell bs clnsxleted a Pnonty nalor' On-Street paafmg shafl not bo afiOred On any nOW anenals, ElrnneDon Ol sfsung On-sr€el parxmg snall Ds cons(,erao a Pnomy
and mnor ailodals operathg at or below [tE poltry level ol servm.

' Murimum sqnal spachg rs for planning purpoee only; additional analyeio must be made ot proposed new signrals in he context of

, plTl?9i,-s11i::qlrTgT,li',-"111t119."I111-{:r]Ir-'Llg.conidorhverorse'vice'
Mrnimum epacurg lron signalized int€rs€ctiondspacing other dtveways.t lf here arc more han 30 rnbound, dght-tum mo/emenls dwing lhe peak-hour.

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 level of service consistent with maintaining 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 identifies 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. Design
and right of way are anticipated in lhe 2023-2035 timeframe with the construction after 2035. The
Federal Highway Administration, in cooperation with the Nevada Depafiment of Transportation (NDOT)

and the RTC, has issued a draft Environmental lmpact Statement for the proposed US 395/Pyrarnid

RTC Board: Neoma Jardon (Chair) . Bon Smith (Vice Chair) . Bob Lucey ' Paul McKenzie ' Vaughn Hanung

PO Box 30002, Beno, NV 89520 . 'l 105 Termlnal Way, Reno, NV 89502 , 775-A48-0400 ' rlcwashoE.com

MPA|5-003 & RZA|5-005
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Page 2 MPA1 5-003/RZA1 5-005 (Sugarloaf Estates)

Connection. For more information, please see the website at PyramidUS395Connection.com. For
further information on the US 395 Connector, please contact Doug Maloy at 335-1865.

The Traffic lmpact Study (TlS) prepared by Star Consulting dated September 15, 2015 was submitted
with the application. The study identified one primary entrance to serve the project on Calle de la Plata
Drive with a secondary emergency access further east on Calle de la Plata Drive via a cross-access
agreement. While direct access to Pyramid Highway was not included in the analysis, the report
identified access to Pyramid is currently under discussion with the adiacent land owners.

A review of the Traflic lmpact Study (TlS) found the following:

1. The TIS used counts from August 2008 to analyze existing conditions. Given the changes
that have taken place in this corridor, as wel! as the region as a whole, more recent tratfic
counts should be used to represent "existing" conditions.

2. The TIS estimated 35% of exiting project traffic will tum right, northbound on Pyramid
Highway. Given the absence of traffic generators or attractors north ol Calle de la Plata
Drive, the percentage appears high. We recommend using a distribution of 5%-10% which is
closer to existing trip distribution.

3. The TIS used daily tratfic volumes to evaluate signal warrants, however the Manual on
Uniform Tratfic Control Devices (MUTCD) signal warrants are defined in terms of hourly
volumes. Typical hourly percentages should be applied to the daily volume for a better
analysis. Hourly volumes at 4 p.m. and at 4 a.m. are not simply 1124 of the daily volume.

4. When evaluating tratfic volumes for traffic signal warrants, it is accepted practice to discount
right turn traffic from the total minor-street approach volume. Right turn traffic can generally
proceed with minimal delay without a traffic signal. Subtracting right-tum volumes reduces
the minor-street approach below the threshold needed for the signal warrant.

5. The conclusions presented in the TIS recommended:

a. The proposed regional roadway improvements identified in the RTP would
accommodate regional grovuth including a traffic signal at Calle de la Plata Drive.
However, it should be noted that per the RTP physical improvements to Pyramid
Highway are not projected until after 2035.

b. Traffic signal warrants are not met with the existing or existing plus project traffic
volumes. Additionalnew development cunently under review in the vicinity of Calle de
la Plata may increase traffic volumes related to the MUTCD Four-hour Vehicular
Volumes Warrant. Additional analysis should be provided to determine if warrants are
met, in addition to the evaluation of altemative intersection designs.

c. lnstallation of a (westbound) left turn pocket on Calle de la Plata Drive. Any
improvements proposed at the Pyramid Highway/Calle de la Plata intersection should
consider aftemative intersection designs, intersection ahead waming signs/detection,
enhanced intersection lighting, etc.

MPA15-003 & RZA15-005
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Page 3 MPA1 5-0031R2A15-005 (Sugarloaf Estates)

The land use data in the RTC's travel demand model does not include any residential growth. lf this
project is approved, we will adjust our travel demand model increasing the land use growth in the TM.

Thank you for the opportunity to comment on this project. lf you have any questions, please feelfree to
contact me at 335-1918.

Sincerely,

Debra Goodwin
Planning Administrator

DG/jm

Copies: Bill Whitney, Washoe County Community Services Department
Marchon Miller, Regionat Transportation Commission
Tina Wu, Regional Transportation Commission
David Jickling, Regional Transportation Commission
Julie Masterpool, Regional Transportation Commission
Doug Maloy, Regional Transportation Commission
Janelle Thomas, Nevada Department of Transportation District ll
Jeremy Smith, Truckee Meadows Flegional Planning Agency

041 Sugarloaf Estet€s

MPA15-003 & RZAI5-005
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05 October2015

Kelly Mullin, Planner
\Washoe County Community Services Dept.
1001 E. 9'h Street
Reno NV 89512

RE: MPA 15-003 and RZA 15-005 (Sugarloaf Estates)

Dear Ms Mullin,

The Washoe County School District estimates that the proposed zotte change on the 58.49-acre

subject property will result in the possibility for 775 new single-family units, which will have some
impact on WCSD facilities. This projcct is currcntly zoned for the following schools:

Alyce Taylor Elementary - Zl?Egptian Drive, Sparks NV 89431

Opened in 1990

. Capacity = 643

2014-2015 Enrollment* = 614 (95% of capaciry)
Portable units onsite = 2 (4 total classrooms) - Provides temporary space for up to 100

students. Howcvcr, portables do not providc additional lunchroom, computer lab or
playground space and arc intended to be tcmporary measures to bc used prior to new school
construction. N7CSD does not currendy have a sufficicnt funding source for new school
construction.
Estimated proiect impact = 48 new ES studcnts (175 single-famly units x 0.277 studcnts

per unit = 48) - Project will increase cnrollment at Taylor to l03oh of capacity.

Special Programs - Taylor has 1 classroom dedicated to special education programs, which
reduces thc capacity of the school.

Overcrowding Strategy - On Scptembcr 22,2075, the WCSD Board of Trustees sct 720o/o

of capacity as the convcrsion thrcshold for elementary schools to be convcrted to a multi-
track year-round calendar, which incrcases effective capacity of the school by approximately
25o . This policy will go into effcct as of the 2A17-2018 school year. 'Iaylor is currendy at

95o/o of base capacity for thc 201,4-2015 school year. 201,5-20L6 Count Day cnrollment
numbers may be highcr.
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Shaw Middle - 600 Eagle Canyon Drive, Sparls Il[V 89436 - Opened in 2004

. Capacity = 1072

. 2014-2015 Enrollment* = 1008 (94% of capaciry)

. Portable units onsite = 2 (4 total classrooms) - Provides temporary space for up to 100

students. However, potables do not providc additional lunchroom, computer lab or
playground/field space and are intended to be temporary meastres to be uscd prior to ncw

scho<ll construction. WCSD does not currendy have a sufficient funding source for new

school construction.
. Estimated proiect impact = 11 new MS students (175 single-family units x 0.064 students

per unit = 11) - Project will increase enrollment at Shaw to 95oh of capacity.

. Special Programs - Shaw has 3 classrooms dedicatcd to special education programs, which
reduces the capacity of certain classrooms within the schooi.

o Overcrowding Strategy -'fhe Shaw property may be able to accommodate additional

portable classroom units if necessary. The caveat regarding the t'wo existing portable

classrooms applies to any additional units.

Spanish Springs High - 1065 Eagle Canyon Drive, Sparks NV 89436 - Opened in 2001

o Capacity - 2160

o 2014-2015 Enrollment* = 2315 (107% of capaciry)
o Pomable units onsite = 5 (10 total classrooms) - Providcs tcmporary space for up to 250

students. Howevcr, portables do not providc additional lunchroom, computer lab, parking ot
sports field spacc and are intended to be temporary measures to be used prior to ncw school

consfruction. \7CSD does not currcndy have a sufficient funding source for ncw school

construction.
o Estimated proiect impact = 24 ncw FIS studcnts (175 single-family units x 0.136 students

per unit = 24) - Project will increasc enrollment at Spanish Springs to 108% of capacity.

. Special Programs - Spanish Springs has 4 classrooms dedicated to special education

programs, which reduces the capacity of ccrtain classrooms within the school.

o Overcrowding Srategy - Topography and parking constraints may not ptovide cnough

space for additional portable classroom units on the Spanish Springs High School propcrty.

*Official 2015-2016 enrollment numbers are not available as of the date of this review but are

anticipated to be higher at many schools. The District has recently introduced the Data
Gallery that provides details of WCSD buildings including capacity, overcrowding, repair
needs, upcoming proiects, and more. The Data Gallery can be found ati

Recommcndcd !7CSD Condition for MPA 15-003 and RZA 15-005 (Sugadoaf Estatcs):

A disclosure shall be made by the developer to each homebuyer on their closing documents

thatK-12 students in this subdivision may be assigned to the nearest WCSD school(s) with
available capacity in the event that the zoned schools cannot accommodate additional
students.

Thank you for the opportunity to cornment.
M P A 1 5- 003 * *r#rf, 
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Mike Boster
School Planner
1,4l0l OldVirginia Road
Reno NV USA 89521
Washoe County School District Capital Projects
775.789.3810
mboster@washoes chools.net
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Amv Ray

Fire Marshnl
Tim Leighton
Diuision Clicf

Charles A. Moore
Firc Clicf

October 7,20Ls

Washoe County Community Services Department
1001 East Ninth Street

Reno, NV 89512

Re: Master Plan Amendment Case No. MPA 15-003 (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 60.

o

a

o

Plans shall be submitted for review and approvalto TMFPD.

A Vegetation Management Plan is required for the project in accordance with the requirements of the
lnternationolWildland Urbon lnterface Code,2072 Ed. shall be submitted for approval by TMFPD.

HOA and CC& R requirements and conditions shall be submitted for review, comment and approval by
TMFPD prior to recording, adoption and use.

Minimum cul-de-sac radius shall be 45 feet for fire department use.

Rolled curbing is required on roundabouts for fire department use.

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

TRUCKEE MEADOWS FIRE PROTECTION DISTRICT
1001 E. Ninth St. Bldg D 2nd Floor . Reno, Nevada 89512. PO Box 11130 . Reno, Nevada89520
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Amy Ray
Fire Mnrslml

Tim Leighton
Dittisiott Clticf

Charles A. Moore
Firc Cltief

October 7,20L5

Washoe County Community Services Department
1001 East Ninth Street
Reno, NV 89512

Re: Master Plan Amendment Case No. RZA 15-005 (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 60.

a

a

a

Plans shall be submitted for review and approvalto TMFPD.

A Vegetation Management Plan is required for the project in accordance with the requirements of the
lnternationol Wildland Urban lnterfoce Code, 2012 Ed. shall be submitted for approval by TMFPD.
HOA and CC& R requirements and conditions shall be submitted for review, comment and approval by
TMFPD prior to recording, adoption and use.

Minimum cul-de-sac radius shall be 45 feet for fire department use.

Rolled curbing is required on roundabouts for fire department use.
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 50 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

TRUCKEE MEADOWS FIRE PROTECTION DISTRICT
1001 E. Ninth St. Bldg D 2nd Floor . Reno, Nevada 89512. PO Box 11130 . Reno, Nevada89520
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MEMORANDUM

DEPARTMENT OF REGIONAL PARKS AND OPEN SPACE

PLANNING DIVISION

TO:

FROM:

DATE:

SUBJECT:

Kelly Mullin, Plonner

Dennis Troy, Pork Plonner

Oclober 21,2015

Sugarloaf Estates (MPAI5-003 and RZA15-005)

Master Plan Amendment Case No. MPAl"5-003 and Reeulatorv Zone Amendment Case No. RZA15-005

The proposed development lies within Park District 2C and is adjacent to public open space and trails
owned and managed by Washoe County, commonly known as Sugarloaf Peak (see map Exhibit A).

The application does not identify pedestrian/equestrian connection points within the development to an

existing public access corridor known as the Sugarloaf Peak and Trail system. This is a heavily used

natural surface equestrian trail corridor that currently exists along the northern and north-eastern
portion of the property. This trail corridor is identified in the Park District 2C Master Plan and the

Spanish Springs Area Plan and should be incorporated in a future trails plan as part of the development.
(Master Plan excerpts Exhibits B)

Due to the abundant parks and recreation services available in the vicinity for future Sugarloaf Estates

residents, there is no need for additional neighborhood parks to be considered as part of the
development.

ln accordance with NRS 278.4983, Sugarloaf Estates may generate up to 5175,000 (maximum of 51,000
per proposed dwelling unit) in Residential Construction Tax (RCT) for Park District 2C. This RCT will be

utilized in compliance with NRS at park facilities in the vicinity of the project area.

FUTURE Recommended Conditions of Approval (at the time of design and construction)

1. Atrailsplanshallbepreparedaspartoftheproject.Trailplanshall include:

a. TRAIL EASEMENTS: Three 20'-30' non-motorized (equestrian and pedestrian) public

access trail easements shall be provided as part of the project. Easements may be

relocatable to ensure compatibility within the development. Trails should provide

connection points at the following locations 1) Northwestern portion of the
development; 2) East-Northeast of the northernmost proposed round-about and; 3) A

Reno,NV 89520 775.328.2059 dtroy@woshoecountv.us
MPA15-003 & RZAI5-005

EXHIBIT K
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b.

c.

MEMORANDUM

DEPARTMENT OF REGIONAL PARKS AND OPEN SPACE

PLANNING DIVISION

north-south connector providing access from Calle de la Plata to the Sugarloaf Peak &
Trail in a location acceptable to the developer and Washoe County.

The applicant shall construct trails within easement corridors described in item a. above
to Washoe County Green Book Standards.

Trails shall be constructed and maintained in accordance with Washoe County "Green
Book" standards. Designated trails shall be maintained and perpetually funded by the
homeowners or maintenance association as designated by the applicant. The
maintenance and funding of the trail corridor and related improvements shall be
addressed in the CC&Rs to the satisfaction of the Washoe County District Attorney. Trail
corridor maintenance shall, as a minimum address the following:

-Debris and litter removal
-Weed abatement
-Drainage and watershed management
-Erosion Control
-Amenity maintenance and replacement (signage, dog waste disposal
stations, benches etc.)

77 5.328.2059 dtroy@woshoecountv.us

MPA15-003 & RZA15-005
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The Sponish Springs Citizen Advisory Boord (CAB) ond the Sponish Springs Pork District
2C Working Group priorilv oools within the Pork District ore:

oreos

corridors, nolurol, cullurol, ond historic resources

These gools helped estoblish the project lists in section 3.2.C.3 to guide future plonning
ond fundroising efforts within the Sponish Springs community.

Proieci priorities include:

Aclivilies

While sofety is o prioriiy of the Sponish Springs CAB ond its constituents, it is olso on
importont considerotion in pork design. Additionol octivity ond vondolism hove
increosed public oworeness of sofeiy in our public spoces. Designers ore now foced
with the difficult tosk of creoiing interesting pork spoces while eliminoiing potentiol
hiding ploces for criminol octivity. Future pork plonning should be consisient with the
guidelines estoblished through the Notionol Recreotion ond Pork Associotion with
considerotion for Crime Prevention Through Environmentol Design. This will not only
decreose woter use ond mointenonce costs, but will provide for open oreos thot will
positively offect the ecosystem ond mointoin view sheds for rongers ond low
enforcement, helping them to reduce incidents of vondolism.

52
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WASHOE COUNTY
HEALTH DISTRICT
ENHANCING QUALITY OF LIFE

October 1,2015

Katy Stark
Wasloe County Community Services Deparhnent
l00l E. Ninth Street, Bldg. A
Reno, NV 89512

Dear Ms. Stark:

I received your email dated september 22,201 5, requesting a review of dre Agency Review Memo regardingthe construction ofttre Sugarloaf Estates (Item 1).

Based on the submitted drq:lPrion, specifically ttre taffic impact section, it is anticipated that there will beminimal impacts concerning EMS responses to this ,.* aeretffint. However, it is not anticipated that therewill be impacts conceming access to healflrcare services and facilities wittr the proposed 3 dwelling units pertlcl€' or approximately 175 urits. should you_need a complete Environmental Impact Assessmen! pleasecontact the washoe county Health District's Division of Environment Health Services at (775) 32g-2434.

Advanced Life Support (ALS) fire services are provided by Truckee Meadows Fire protection District and ALSambulance services are provided by REMSA tftr^s1 
" 
F;:d;.s."ment with the washoe county HealthDistrict' Forthe proposed locationofthe sugarloaft$ates, REMSi's rranchise response requirement for life-tlreating calls is 20 minutes and 59 seconds io. eo p".r.ri oi*irrl'

There is one hospial *'Fin proximity to the proposed site of the Sugarloaf Estates should residents require suchservices' The Northem Nevada Me'dical cenLr L approxunatelvl6.l miles away from the proposed residentiarsite' There arc also several other acute care hospitali and healthc*r l. ro*.", available in washoe county.

I recommend that the estate numbers be clearly marked on the curb and residenceVcommon areas so theresidents can be quickly located by public *r"ty ug"nJ; ffitti;*lly, please 
"nrr. 

tr,uiull dwellings willmeet ADA requirements, as appropriate.

Please feel free to contact me ifyou have any questions.

Sincerely,

Christina Conti
EMS Program Manager
cconti @washoecounty. us
(77s) 326-6042

EPIDEMIOLOGY AND PUBLIC HEALTH PREPAREDNESS
IOOI East Ninth street r p.o. Box 1r rio r Reno, Nevada 89520EPHP office: 77s-326-6055 r Fax: 77i-3.2s-B1go 'r ;iihoecounty.uslhearthServing Reno, sparks and all of washoe cor'tv,'N"rala. washoe -*"ry 

i, 
"r1"qrit 

opponrni., Emproyer.
9

n#h"+s*1,
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Washoe County
COMMUNITY SERVICES DEPARTMENT

Engineering and Capital Projects

November 3.2015

To:

From:

Subject:

The Community Services Department (CSD) has reviewed the subject application and has the
following comments:

The applicant is requesting to amend a portion of the master plan designations from a

special planning area of Suburban Residential (SR), Industrial (l). and Commercial (C)
to Rural Residential (SR) on +l- 58.49 acres within the Spanish Springs Plan being a
part of the Washoe County Master Plan. The subject property is within the
unincorporated portion of the Washoe County Truckee Meadows Services Area
(rMSA).

SEWAGE COLLECTION CONSIDERATIONS

The closest available sewer main is located approximately 100' from the north property
line of parcel APN 534-571-01. There is also a sewer main approximately 1700' from
the south property line west of parcel APN 534-571-01.

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.

CONCLUSION

Kelly Mullin, Planner, Community Services Department

Timothy Simpson, P.E., Environmental Engineer II

Master Plan Amendment MPA15-003
Regulatory Zone Amendment RZAI 5-005
Sugarloaf Estates

The CSD is current preparing a facility plan
document identities the potential for significant
Applicant will need to construct in order to
Services Department.

for the Spanish Springs Area. This
off-site sewer improvements that the
obtain service from the Communitv

MPA15-003 & RZA15-005
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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: (7751857-8525

Board of Supervisors:

Bret Tyler
C

James Shaffer

County Appointee

Kevin Roukey

Tory Friedmen
Superv

Spencer Scott
Superv

James Muntin
Superv

OPEN
City Appoint

Secreta

Directo

Roger Pelham, MPA, Senior Planner
Kelly Mullin, Planner
Washoe County Community Services Department
Planning and Development Division
1001 E. Ninth St., Bldg. A
Reno, NV 89512 September 29,2015

Subject: August Agency Review - Case Nos. - MPAI5-003 (Sugarloaf Estates);
RZA15-005 (Sugarloaf Estates); MPAI5-004 (Sugarloaf Ranch Estates); RZAIS-
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 Plan Amendment Case Number MPA15-003 (Sugarloaf Estates)
The proposed project is to approve an amendment to the Washoe County Master Plan,
Spanish Springs Area Plan to change the Master Plan Designation on one parcel of +/-
58.49 acres from a mix of Suburban Residential (SR), Industrial (l) 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 of Future
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, fencing, etc. The project will provide constancy with
the theming and development standards included in the Spanish Springs Area
Plan. Furtherrnore, by clustering units. conservation ofnatural resources,
especially water, will be achieved. It is envisioned that significant attention will
be given to xeriscaping and drought tolerant plantings within common areas. In

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 the tentative
map review process." We recommend that the maintenance of common areas

should specifically include drainage channels 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
District to select an appropriate seed mix and other plantings to be used in the
development site.

2. LUT.9.l 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 alldrainage
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 Information - In response to Item 5, the
applicant states..."The site is undeveloped and contains flat terrain with slopes

ofless than2%o. The property includes sagebrush, rabbit brush and native grasses. There are no

MPA15-003 & RZA|5-005
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waterbodies, geologic hazards, cultural resources or historical resources known on the property.
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 property and bisects 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 10O-year flood plain? - The applicant checked no.
Our review of the County Assessors FEMA flood plain maps indicates that the lower third of the
property is within the 1O0-year flood plain. We recommend 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 trapezoidal
channels 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 ofground water recharge? The applicant checked
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 10O-year flood event.

6. Item 9 - Water Rights Issues - The appliiant 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.

7. Regulatory Zone Amendment Supplemental Information - Item 5 - Does the property
contain development constraints such as flood plains or flood ways, wetlands, slopes or hillside in
excess of 15%o, geologic hazards such as active faults, significant hydrologic resources or major
drainages or prime farmland? The applicant checked no. The lower third of the property is
within the 10O-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 10O-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
+l- 58.49 acres from a mix of Low Density Suburban (LDS), Open Space (OS), Industrial (I), and
Neighborhood Commercial (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 Plan Amendment Case Number MPAl5-003 apply to this
action as well.

Master PIan 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 Plan to change the Master Plan Designation on one parcel of +A 39.84 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|5-003 & RZA15-005
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All of our comments regarding the Master Plan Amendment Case Number MPAI5-003 apply to this
action as well, with the exception that the applicant acknowledged that the property is within the 1O0-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 (l), and Neighborhood Commercial (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 Plan Amendment Case Number MPAI5-003 apply to this
action as well, with the exception that the applicant acknowledged that the property is within the 1O0-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 agency 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
emai I LeudLS_LA.aIt.!1c1.

Sincerely,

Kevin J. Roukey, District Coordinator
Washoe/Storey Conservation District

MPA15-003 & RZA15-005
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SUGARLOAF ESTATES

lntroduction

This application includes the following requests:

o I Master Plan Amendment to re-designate 58.491 acres of property from a mix of Suburban
Residential, lndustrial, and Commercial to Suburban Residential.

o A Regulatory Zone Amendment to rezone 58.491 acres from a mix of Neighborhood Commercial,
lndustrial, and Low Density Suburban to Medium Density Suburban.

Project Location

The Sugarloaf Estates site (APN 534-571-01) consists of 58.491 acres and is located in northern Spanish
Springs. Specifically, the property is located on the north side of Calle de la Plata, east of Pyramid Highway.
Figure 1 (below) depicts the project location.

Figurel-VicinityMap

MPA15-003 & RZA15-005
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SUGARLOAF ESTATES

Existing Conditions

Currently, the project site is vacant. Surrounding land use includes vacant land and single family residential
uses to the west, the "Shadow Mountain" subdivision to the north, vacant land to the east, and a regional
storm water detention facility and single family to the south.

The Sugarloaf Estates property contains generally flat terrain and is accessed from Calle de la Plata on the
south side. Figures 2 (below) and 3 (following page) depict the existing onsite conditions.
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Figure 2 - Existing Conditions
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Figure 3 - Existing Conditions
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Sugarloaf Estates is located within the Spanish Springs Area Plan and is identified within the Suburban
Character Management Area as defined in the Spanish Springs Character Management Plan. The Spanish
Springs Area Plan states that the Suburban Character Management Area (SCMA) "will be the designoted
growth oreo in the Spanish Springs Valley." Figure 4 (below) depicts the project site in context with the
SCMA.

WARM SPRINGS
PTANNING AREA

NOf,TH VALLEYS
PLANNING AREA

I

!
,

tl
rl
ri
tl

Irl
r--l.l

I

t1
.tl'. -l-i
i-I-l l-'l\L''r *- i,-jl tl
,

)n
.l

I --

rr---1 L
!:- |

-t-'-l
r' I

,l, 'J{
l suNvALLEy I

-r pr,riniio iaee I

ll
gl

t;
I
\l/ :

I
I
I
I

,

-.',I
1.- ..
I

i

I

I

I
It,t,
I

It

I_l
I

\,1li
gl
I lL

. l--a? tlta- -a

l---'r I I,l'
I I l.J--

TRIrcXEE CANYo|,I
PTANNING AREA

NOTE: SCMA boundary is outlined in bold.

Figure 4 - Suburban Character Management Area

t::

t

\

4

MPA15-N3 & RA15-005
EXHIBIT O



SUGARLOAF ESTATES

Request Summary

This application includes two land use requests in order to establish Medium Density Suburban (MDS) zoning
at the project site. The first is a Master Plan Amendment (MPA) from the current mix of Suburban
Residential, lndustrial, and Commercial to entirely Suburban Residential. The second request is a Regulatory
Zone Amendment (RZA) from the current mix of Neighborhood Commercial, lndustrial, and Low Density
Suburban to MDS.

It is the intent of the project applicant to establish the necessary Master Plan and zoning designations to
position the site for development of a common open space subdivision (described in subsequent sections of
this report). lt is important to note that this application is essentially the first step in establishing the proper
zoning at the project site. lt is planned to submit a tentative subdivision map (with common open space) in
October 2015 with the intent that the tentative map "follow" the Master Plan Amendment and Regulatory
Zone Amendment in terms of application/entitlement processing.

Each request is summarized below:

o Master Plan Amendment

Currently, the Sugarloaf Estates site includes a mixed Master Plan designation consisting of Suburban
Residential, lndustrial, and Commercial. These categories are split across the site with Suburban Residential
to the north, lndustrial in the central section of the site, and Commercial on the south. This application
proposes to amend the Master Plan to Suburban Residential for the entire 58.491 acre site.

Per the Washoe County Master Plan Land Use and Transportation Element, the intent of the Suburban
Residential designation is "to provide for o predominantly residentiol lifestyle with supporting mixed-use
nonresidentiol ond residentiol uses, including commercial, public ond semi-public focilities; parks ond open
spoce. A further gool of this group is to protect the stobility of existing unincorporoted neighborhoods ond to
encouroge compotible smort growth development, while ollowing diversity in lifestyle that is monifested in o
voriety of lot sizes, density, levels of mixed-use and lond use potterns."

ln contrast, the Land Use and Transportation Element states that the intent of the lndustrial Master Plan
category is "to provide for octivities such os monufocturing, worehousing, mining ond construction. The
industriol designation is intended to credte on environment in which industrial operotions moy be conducted
with minimol impact on the noturol environment ond surrounding lond uses."

Like the lndustrialdesignation, the Commercialdesignation fails to meet allof the locationalcriteria and
would likely result in "strip" commercial which is "highly discouraged" in the Master Plan. Additionally, the
Master Plan criteria calls for shared access between commercial uses, as does the lndustrial. Given this
criteria and the limited frontage along Calle de la Plata, a shared access between commercialand industrial
uses would likely result with a single access to Calle de la Plata. This would result in a potentially hazardous
situation for both automobiles and pedestrians and is inappropriate given the residential character of the
a rea.
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The Suburban Residential designation and its associated intent is highly logical for the Sugarloaf Estates site
and surrounding area. However, the lndustrial designation is out of place and has the potential to
accommodate uses that could result in negative impacts to surrounding properties and single family
residences. lnfact,thelndustrialdesignationisoneofthemostintensedesignationsintermsoflanduse
permitted in Washoe County. The County's own land use compatibility matrix identifies that the lndustrial
designation has a "low compatibility" with the designations that currently surround the site. The land use

matrix also indicates that Neighborhood Commercial (NC) has a low compatibility with the MDS designation
which is being sought under the RZA request included with this application. This is illustrated in Figure 5
(below) which is taken directly from the Washoe County Master Plan and clearly shows that lndustrial and

Commercial land uses have a "Low Compatibility" with all single family land uses such as those that surround
Sugarloaf Estates.

Htgh Compatrbrlrty Lrttle or no screenrng or buffenng necessary

Medrum Comp?trbrlrty Some screenrng and t.iuflerrng necessarv

Low Compatrbrlrty Srgnrfrcant screenrng and buffe(ng necessary

R.gulatory Zones

B

M

t

R.rldcntial

LDR- Low Densrty Rural
MDR . Medrum Oensrty Rural
HDR Htgh Densrty Rural
tDS/LDS 2 Low Densrty SuburDan
MDS/MDS 4 . Medrum Densrty Suburban
HDS . Hrgh Densrty Suburban
LDU' Low Densrty Urban
MC)U - Medrum Densrty Urban
HDU - Hrgh Densrty Urban

Non-Residentlal

PR Parks and Recreatron
PSP - Publrc and Semr-Publrc Facr|ies
GC General Commeroal
t'JC tJerghborhood Commercral/Offrce
TC - Tourrst Comrrercral
l-lnrlustrai
GR - General Rural
GRR General Rural Resrdentrai
OS Open Space

ii6iFPtans tor the arcunt ol screenmg and bulrerrng shatl be made to the salrstacton ol Wash€
Countv Department o, Communilv Oevelopment stall before completon ol prottrl rev€w

Source Washe County Oeparlrent ot Communrty Devebpment

Figure 5 - Washoe County Land Use Compatibility Matrix
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As noted previously, and described in the following section of this report, a zone change to Medium Density
Suburban (MDS) is also included with this request. As the table included in Figure 5 illustrates, the MDS
zoning provides for "High Compatibility" with all surrounding residential designations.

By redesignating the entire site as Suburban Residential (SR), a high land use compatibility with surrounding
properties will be achieved. Additionally, the SR designation is a logical extension of existing SR land use to
the north and east of the project site.

The Washoe County Master Plan establishes guidelines to gauge whether a land use is appropriate for any
given parcel. ln the case of Sugarloaf Estates, the site meets or exceeds all criteria outlined for the SR

designation on pages 48 and 49 of the Land Use and Transportation Element. This includes:

Housing - Sugarloaf Estates is planned for single family development at approximately 3 units per
acre (additional details included in subsequent sections of this report). This is in direct compliance
with the Master Plan standard for SR which states that "detoched and ottqched homes ore the
predomino nt ho usi ng type."

Conservation - The Master Plan calls for the preservation of natural terrain and scenic qualities.
As stated previously, the Sugarloaf Estates property is flat and will not result in grading of steep
slopes or any type of development that results in visual scarring, etc. Additionally, by incorporating
a common open space development plan (future application), open space is preserved that will
include recreational opportunities and connections to the regional trail network.

Land Use and Transportation - The Land Use and Transportation Element lists Medium Density
Suburban (MDS) as an allowable zoning designation within the SR category. This application also
includes a Regulatory Zone Amendment to rezone the site from a mix of NC, lndustrial and LDS to
MDS, consistent with the Washoe County Master Plan criteria.

Public Services and Facilities - Sugarloaf Estates meets or exceeds the standards for fire, EMS, and
police response times, will be developed with municipal water and sewer, and far exceeds the
distances from public schools outlined in the Master Plan.

ln comparison, the Sugarloaf Estates site does not meet the criteria for the industrial and commercial
designations outlined in the Land Use and Transportation Element, including standards related to access,
traffic management, and public transit.

Figure 6 (following page) depicts the existing Master Plan designations for the Sugarloaf Estates site, while
Figure 7 (page 9) depicts the proposed land use changes.

A.

B.

c.

D.
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There are a variety of considerations when evaluating the requested Master Plan Amendment. As previously
indicated, the criteria included within the Washoe County Master Plan for the placement of the Commercial
and lndustrial designations are not fully met under current conditions. Additionally, it is very important to
consider the impacts that could result from the current lndustrial and Commercial land uses. Locating an
"island of industrial use" at the Sugarloaf Estates site does not represent comprehensive planning. lnstead, it
has the potential to develop highly intense operations that would not be compatible with adjoining single
family uses in terms of intensity, noise, allowable building heights, traffic, etc. Similarly, commercial use at
the project site is awkward at best and would include significantly higher trip generation along Calle de la
Plata, including turning movements in and out of the site. Commercial use would be better suited along an

arterial roadway or at the corner of Pyramid Highway and Calle de la Plata where it would have significantly
higher exposure, etc.

The Planning Policy Analysis section of this report provides further analysis of applicable Washoe County
Master Plan Goals and Policies and demonstrates how the proposed amendment serves to implement them
along with goals and policies of the Spanish Springs Area Plan and Truckee Meadows Regional Plan.

. Regulatory Zone Amendment

ThesecondcomponentofthisrequestisaRegulatoryZoneAmendment(RZA). Currently,theprojectsiteis
zoned with a mix of Low Density Suburban (LDS), lndustrial, and Neighborhood Commercial (NC)

designations. Consistent with the requested SR Master Plan designation, it is requested that the zoning for
the site be amended to Medium Density Suburban. The MDS designation will allow for single family
residential development at a maximum density of 3 units per acre.

Generally, zoning patterns in the area are diverse and include a wide range of densities and intensities. The

Sugarloaf Estates site is an example of this diversitywith its inclusion of 3 separatedesignations rangingfrom
one acre residential zoning to industrial; one, if not the most, intense zoning designations permitted in the
County. There are areas of industrial zoning included on the south side of Calle de la Plata. However, these
are included within the Village Green Specific Plan. Thus, those industrial uses include specific regulations in

terms of use, buffering, screening, etc. while the "straight" industrial zoning at the project site does not.
Other surrounding zoning includes NC, non-conforming General Rural (GR), Low Density Rural (LDR), and LDS

to the west, LDS to the north, and LDS and lndustrial to the east. ln addition to the lndustrial uses within the
Village Green Specific Plan to the south, there is a large area of Open Space (OS)which is reflective of the
flood control basin and detention facilities.

This eclectic mix of zoning to the west could be construed as "spot zoning" but is likely reflective of property
owners wishing to remain classified at lower intensities for tax purposes when the last Area Plan update was

completed. However, from a purely land use perspective, the current designations for the Sugarloaf Estates

site are not logical, nor functional in a regional context. The elimination of the NC and lndustrial
designations are more in line with the residentialcharacter of the area. Also, there is additional NC zoning
concentrated around the Pyramid Highway/Calle de la Plata intersection. This results in a "glut" of
commercial uses in the area. As noted previously, extending commercial as far east as the Sugarloaf Estates

site is not logical.
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Figure 8 (below) depicts the existing and proposed zoning for the Sugarloaf Estates site.
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Figure 8 - Existing/Proposed Zoning
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The parcelto the east currently includes NC and lndustrial zoning as well. However, based on conversations
with the property owner's representatives, there is intent to redesignate the property to MDS as well. As

such, the redesignation of both Sugarloaf Estates and the adjoining parcel to the east would create a "block"
of uniform zoning and eliminate the spot zoning conditions that occur now.

The Calle de la Plata/Pyramid Highway intersection has been a longtime concern of residents in regards to
safety. The current NC and lndustrial designations certainly have the potential to increase traffic on Calle de
la Plata above and beyond what would result with the proposed MDS zoning, especially in terms of truck
traffic and peak hour trips.

The proposed MDS zoning is consistent with the proposed SR Master Plan designation and will provide for
single family use that is complementary to adjoining residential development to the north and is much more
compatible with existing development to the west. Establishment of MDS densities at the site can serve to
diversify the housing options within Spanish Springs while still retaining the overall community character and

feel of the area.

The proposed MDS zoning also serves to implement goals and policies of the Truckee Meadows Regional

Plan which encourages a variety of densities and housing types. The proposed 3 dwelling units per acre

maximum density is well within the parameters permitted within the Regional Plan for unincorporated
Washoe County and is compatible with the Suburban Character Management Plan included within the
Spanish Springs Area Plan.

It is important to note that the Washoe County Master Plan designates the project site as an area "most
suitable for development." As such, intensification of zoning is appropriate and will provide for more fiscally
responsible development in terms of maximizing infrastructure utilization, etc. Figure 9 (following page)

depicts the Development Suitability Map taken from the Spanish Springs Area Plan. lt is noteworthy that the
small portion of land shown to be affected by flooding is no longer applicable with the construction of
regional flood facilities to the south

This report later contains a section entitled "Planning Policy Analysis", and provides a thorough review and

analysis of the Washoe County Master Plan and Spanish Springs Area Plan. ln thatsection, specific items are

noted that support the requested change in zoning. These include policies and goals ranging from
community character to infrastructure and development regulations.
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Future Development

As noted previously, it is intended to follow this MPA/RZA request with a tentative subdivision map request,
to be submitted in October 2015. lt is recognized that a future development plan cannot be considered with
the MPA and RZA as these requests must stand on their own merits and are not capable of being
conditioned. However, in this case, there is a clear intent and project envisioned for the site. Therefore,
preliminary details are presented to demonstrate how the requested land use and zoning designations will
be implemented, further demonstrating compatibility with the surrounding area.

The plan developed for Sugarloaf Estates includes a common open space approach. Based on the proposed

density of 3 dwelling units per acre allowed under the MDS zoning, 175 lots are planned for Sugarloaf
Estates. Lots will be clustered in order to provide meaningful open space and regional trail connections. This

includes a 6 and loacre! central community park as well as a trail connection along the eastern boundary of
the project, connecting the site with the regional trail that connects to Sugarloaf Peak.

ln general, larger lots are located along the western perimeter to provide compatibility with existing homes
to the west. Additionally/ open space areas are strategically located on the western portion of the project to
buffer existing homes from any potential impacts.

Access to and from the project will be via a primary connection with Calle de la Plata. Additionally, a

roadway will be extended east into the neighboring project providing a secondary full access to Sugarloaf
Estates. An emergency access easement to Calle de la Plata could be provided at the southwest corner of
the project (if needed). This will ensure that proper emergency/secondary access is provided regardless of
timing of the adjacent project.

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, fencing, 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. lt is envisioned that significant attention will be given to xeriscaping and drought tolerant
plantings within common areas. ln 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 the tentative map review process.

A comprehensive traffic impact analysis will also be included with the tentative map. lt is recognized that the
Pyramid Highway/Calle de la Plata intersection is a long-standing concern with area residents in terms of
safety and operations. NDOT and Washoe County will review the traffic impacts of this project and the
adjoining proposed project(s) to determine what improvements can and will occur. The project applicant is

committed to working with NDOT and adjoining property owners/developers to investigate potential

improvements to the intersection. The traffic impact analysis completed for the project is included as an

attachment to this report.
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Figure 10 (below) depicts the conceptual site plan developed for Sugarloaf Estates. This plan is preliminary
and subject to change as engineering plans are completed, although significant changes are not anticipated.
A final layout along with comprehensive engineering and landscape plans will be submitted to Washoe
County in October 2015 as part of a tentative subdivision map (with common open space) request.
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Figure 10 - Sugarloaf Estates Conceptual Plan
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Potential lmpacts

It is very important to note that the MPA and RZA requests included with this application do not grant an

entitlement to construct a new subdivision at the site. Rather, this is simply the first step in establishing the
appropriate underlying land use designations for a future project. Therefore, a tentative subdivision map

must be filed and approved in order to implement the Sugarloaf Estates plan. This tentative map application
(to be filed in October 2015), will provide highly specific project details, impact analysis, infrastructure
review, hydrology reports, etc. and is subject to review and approval through a publicly noticed hearing
process.

This section aims to provide a cursory impact analysis based on the conceptual plan developed for the
project, as presented in Figure 10.

o Traffic

Traffic is a measurable impact that will result no matter what is developed at the site. As part of this
application and consistent with the Plan Maintenance section of the Spanish Springs Area Plan, a

comprehensive traffic impact study, prepared by Star Consulting, is attached within the appendices of this
report.

As noted in the attached traffic report, the intersection of Calle de la Plata and Pyramid Highway was highly

analyzed. Currently, the intersection operates at level of service (LOS) F which does not meet service criteria

established within the Area Plan or by the Regional Transportation Commission (RTC). However, with
planned regional improvements, including the widening of Pyramid Highway from two to four lanes up to
Calle de la Plata, LOS for the intersection rises to C, even with added traffic from Sugarloaf Estates.

With approval of Sugarloaf Estates, it is conceivable that roadway improvements listed on the RTP will be

accelerated, especially considering that regional projects are re-evaluated and prioritized every 2 years. As

part of the forthcoming tentative map review process, Star Consulting will be meeting with NDOT and

representatives of the adjoining project to the east to suggest planned intersection improvements at Calle de

laPlataandPyramidHighway. Thetrafficanalysisalsosuggeststheconstructionofadedicatedleftturnlane
at the intersection for southbound traffic.

Overall, Sugarloaf Estates is anticipated to generate 131 am peak hour trips,777 pm peak hour trips, and

!,675 average daily trips. lt is important to note that the number of trips generated by the proposed

residential use is a decrease from the number of trips that would likely occur under the current zoning (by as

much as 58%). The traffic analysis concludes that the proposed development will have no measurable

impact on the LOS of the adjacent roadway segments or intersections, when regional improvements are

completed and that the adjacent roadways are currently operating under capacity.
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Sugarloaf Estates can help spearhead long anticipated improvements, including improvements at Calle de la
Plata/Pyramid Highway that have been a desire of the community for over a decade. Additionally, the
project developer will be required to make a significant contribution in terms of traffic impact fees paid to
RTC with final map approval.

Additional details are and analysis are attached in the full traffic impact study. Also, more in-depth traffic
discussion will be relevant with the forthcoming tentative map (october 2015).

o Schools

As part of this MPA/RZA process, the Washoe County School District was consulted as to the current
capacities of schools that serve the project area. lt was determined that the project site is zoned for the
following schools:

- Spanish Springs Elementary School
- Yvonne Shaw Middle School
- Spanish Springs High School

Mike Boster, Washoe County School District Planner, provided the School District's accepted student
generation formulas along with the 20L412015 enrollments and capacities for each school (2OL5l2Ol6
enrollments have not been finalized as of the filing date of this application). Mr. Boster also indicated that
capacities can be misleading based on special programs that may be occurring within the schoolfacility. For
example, elementary schools often have special education classes, gifted and talented programs, autism
specialty programs, etc. which are capped by law on maximum classroom size. This can therefore skew
actual capacity levels. Regardless, Mr. Boster concurred that the School District could provide refined
enrollment and capacity numbers as part of this and a future public review process.

Once again, for the sake of this analysis, a density yield of 175 units was assumed. The following table
summarizes potential school impacts.

It is important to note that this analysis does not
schools, private institutions, or home schooling and
generation projections.

consider the potential for children to attend charter
is therefore a worst-case scenario in terms of student
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. PublicFacilities/lnfrastructure

The project site is located in an area of existing infrastructure. All municipal services (i.e. water, sewer,
storm drain, etc.) are either in place or can easily be extended (at the developer's expense) to serve
Sugarloaf Estates. Consistent with the policies of the Spanish Springs Area Plan and requirements of the
Washoe County Development Code, all new lots within Sugarloaf Estates will be served by municipal water
and sewer. ln fact, these policies (detailed later in this report) further support the MDS zoning/density
requested as it is not feasible to supply large lot residential units with these municipal services. Thus, if the
property were to develop with lower density, individual well and septic systems would likely occur as they do
in the immediate area. This is viewed as highly undesirable by Washoe County. Power, natural gas, cable
television, and high speed internet service all exist at or adjacent to the project site.

Another noteworthy point is that the proposed clustering of units (through a common open space

subdivision) will result in resource conservation, reduction in water use, etc. All of the applicable
infrastructure will be analyzed and compliance will be demonstrated with the forthcoming tentative map
request. For the purpose of the land use requests included with this application, the property meets or
exceeds all criteria for the designations being requested.

o Site Suitability

As noted previously in this report, the site is well suited for the type of density potential associated with the
requested designations. This is based on the fact that the site is flat and the availability of existing site
services and infrastructure. ln fact, the requested MDS zoning represents a down zoning in terms of
intensity from which is permitted under the existing designation. Furthermore, the site is not encumbered
by geologic, cultural, historical, or flood concerns that would preclude development. For reference, a

feasibility geotechnical investigation is included in the appendices of this report.

o Public Services

The property is within an acceptable response time of the Truckee Meadows Fire Protection District station
located on La Posada Drive to the south. Also, the Washoe County Sherriff's Office has existing patrols

within the project area.
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Planning Policy Analysis

The proposed requests must be reviewed for consistency with the goals and policies of the Washoe County
Master Plan, Sun Valley Area Plan, and Truckee Meadows Regional Plan. Each of these planning documents
is addressed below:

o Spanish Springs Area Plan

The Spanish Springs Area Plan is an element of the Washoe County Master Plan that establishes the overall
theme and vision that the community has in terms of how they wish to see Spanish Springs develop over the
next 20 years. Last updated in 2010, there has been very little change within the plan area in the last 5 years.
However, as the region's economy continues to recover, there is now opportunity to implement change
within the plan area, consistent with the goals and policies of the Area Plan.

The lntroduction section of the Area Plan states thatthe "sponish Springs community willmointoin ond opply
obiective standords and criterio thot serve to manoge qrowth ond development in Sponish Springs in a
monner thot:

o Respects the rurol heritoge of the orea by encouroging q rustic oppeoronce ond preserving scenic
quolity;

o Respects privote property rights;
o Provides open spoce and recreotionol opportunities;
o Provides locol services ond employment opportunities;
o Ensures thot growth is kept in bolonce with resources ond infrostructure.

This amendment request is entirely consistent with this intent of the Area Plan. The current Master Plan and
zoning designations are in direct conflict with the first bullet point noted above. lndustrial and commercial
designations, located well east of Pyramid Highway will certainly not contribute to the rustic appearance and
sceniccharacterofthearea. lncontrast,Sugarloaf Estateswillprovideresidentialusesthatwillcomplement
existing development patterns in the area as well as provide significant open space and linkages to regional
trails. This is consistent with the first and third bullet point outlined in the lntroduction of the Area Plan.

ln terms of resources and infrastructure, amending the land use categories to residential is in actuality a

down-zone in terms of intensity and will serve to better manage available resources and infrastructure The
residential use proposed is far less intense than what could be developed under the existing zoning and will
better complement the area as a whole.

The Vision of the Spanish Springs Area Plan is to "monoge growth in Sponish Springs, focusing on a rustic
oppeoronce in keeping with the rurol chorocter of the oreo, while respecting private property rights." lt can
be logically argues that the current industrial and commercial designations conflict with the "rustic
appearance" of the area, especially on the east side of Pyramid Highway. The residential use and density
proposed, along with the planned open space, park, and trail facilities, are far more in line with the Area Plan
vision.
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The Area Plan also establishes an overall Character Statement. The first paragraph of the Character
Statement states that "over the next 20 years, the community will provide o ronge of employment
opportunities ond o more limited, but still mixed, ronge of residential opportunities. Over this period, the
distribution of land uses and the provision of public focilities ond infrostructure will preserve and focilitote o
community chorocter that merges Sponish Springs' scenic, low-density, rurol ond western heritoge with
suburbon residentiol, employment, ond commercialopportunities." The Character Statement recognizes that
a transition to more suburban densities will occur within Spanish Springs. The 3 du/ac density proposed with
Sugarloaf Estates is complementary to suburban lot sizes to the north and matches that proposed to the
east. There has been significant change in the area over the past 20 years and this application is reflective of
proper planning and density given available infrastructure and developing land use patterns. The current
commercial and industrial designations are simply not logical and out of place.

As noted previously and depicted in Figure 4, the project site is located within the Suburban Character
Management Area defined in the Area Plan. This "suburban core" as discussed in the Character Statement
includes "residentiol densities of up to three dwelling units per ocre." The Character Statement goes on to
state that "suburbon lond uses ore locoted predominantly, but not exclusively, on the west side of Pyramid
Highway." As part of this discussion, the Character Statement discusses transitions between the suburban
core and more rural areas. The SR Master Plan designation and MDS zoning are consistent with the 3 du/ac
suburban character identified in the plan and most definitely provide for a better transition to more rural
areas to the east than the current industrial and commercial designations.

It is noteworthy that by Washoe County's own definition of "suburban," density is up to 7 units per acre
(reflected in High Density Suburban zoning). The 3 du/ac density proposed with Sugarloaf Estates is less than
half of this. Furthermore, Washoe County staff has agreed that the proposed density meets the suburban
definition and character identified in the Area Plan and has determined that an amendment to the Character
Statement is not needed as part of this Master Plan Amendment request.

Another noteworthy excerpt from the Character Statement is that "the Suburban Chorocter Management
Areo will be the designoted growth oreo in the Sponish Springs Volley." Given the fact that the Sugarloaf
Estates site is flat, easily developed, and in an area where infrastructure exists or can easily be extended, not
to mention located central to the Suburban Character Management Area, this request serves to implement
the character and vision expressed in the Area Plan. The Character Statement goes on to note that "on

integroted trail system thot provides occess to regionol ond locol open spoce" is a community desire along
with a "desire for resource conservation in the community." The plan for Sugarloaf Estates is directly
compatible with this and provides trail linkages and open space connections to the regional network. Also,

the clustering of units promotes resource conservation and greatly reduces water usage, etc. than if
developed with larger lots.
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The Area Plan also contains goals and policies that are applicable to this particular MPA and RZA requests.
These policies are listed below and are addressed in bold face type. lt is important to note that many of the
policies are not applicable at this time but will be addressed with the forthcoming tentative map (i.e. policies
related to grading, utilities, etc.).

Gool One: The pattern of land use designotions in the Spanish Springs Area Plon will implement ond
preserve the community choracter described in the Chorocter Stotement.

As described in the previous section, Sugarloaf Estates conforms to the Character Statement in terms of
location within the Suburban Character Management Area, allowable suburban densities, preservation of
open space, trail connections, and resource conservation.

ss1.2 The Policy Growth Levelfor the Sponish Springs Suburbon Charocter Monagement Areo is 7,500
new residential units of lond use capocity. Lond use intensificotions will not odd more than 7,500
new units of Lond Use Capocity through 2025. The Woshoe County Department of Community
Development will be responsible for tracking increosing land use potentiol to ensure this growth
level is not exceeded.

Sugarloaf Estates, at build out, represents 175 new residential units. Land use intensifications since the
Plan adoption in 2010 have been limited based on economic conditions. Therefore, there is well over
1,000 residential units of capacity remaining of which 175 is only a small portion. The recent economic
growth in the region has created a new demand for housing. lt is clearly envisioned in the Spanish Springs
Area Plan that new residentialgrowth was anticipated in the area. Sugarloaf Estates is consistent with this
anticipated growth as well as the Vision and Character Statement included in the Area Plan and is much
better suited to meet community needs than the existing industrial and commercial designations.

55.t.3 The following Regulotory Zones ore permitted within the Sponish Springs Suburbon Chorocter
Manogement Areo:

c. Medium Density Suburbon (MDS - Three units per ocre).

Note: Additional zoning categories listed in policy SS.1.3 are omitted as they are irrelevant to this
request.

The requested SR Master Plan designation and MDS zoning are in direct compliance with this policy.

SS.1.6 Stoff will review ony proposed Moster Plan Amendment ogainst the findings identified in the Plon
Mointenance section of this plon ond moke o recommendation to the Planning Commission. As a
minimum, the Plonning Commission must moke each of these findings in order to recommend
approvol of the amendment to the Boord of County Commissioners.

The findings included under the Plan Maintenance section are addressed later in this report. Sugarloaf
Estates is consistent with all of the findings.
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SS.3.1 Woshoe County's policy level of service (LOS) for locol transportotion focilities in the Sponish
Springs plonning oreo is LOS "C."

A detailed traffic impact analysis is included in the attached appendices. The report concludes that with
planned improvements, all adjoining roadways/intersections will operate at appropriate levels of service.
It is also important to note that overalltraffic impacts are reduced with MDS zoning, as compared to the
existing LDS/IndustriaUNC mix.

ss.3.3 Woshoe County will strongly odvocote the prioritizotion of improvementsto Pyromid Highwoy ond
quolified regionol roads ond arterials within the boundories of this areo plon in the Regional
Transportotion lmprovement Program in order to achieve and mointoin estoblished levels of
service.

Sugarloaf Estates can serve to expedite improvements to the Calle de la Plata/Pyramid Highway
intersection, including widening of Pyramid Highway, lane improvements to Calle de la Plata and upgrades
to the Calle de la Plata/Pyramid Highway intersection. These have been long standing community
concerns that Sugarloaf Estates can help to solve and fund.

SS.3.5 Washoe County will be on odvocote for restricted occess to Pyromid Highwoy pursuont to the
provisions of the Pyromid Highwoy Corridor Monogement Plan.

Consistent with this policy, no direct access to Pyramid Highway is proposed with Sugarloaf Estates.

lnstead, the project (and the adjoining development proposed) can serve to address long standing
concerns with the Calle de la Plata/Pyramid Highway intersection to the benefit of the community as a

whole.

Goal Four: Mointain open vistos of the surrounding ridges ond more distont mountoin ronges, ond
minimize the visuol impact of hillside development.

The Sugarloaf Estates site is ideal for development at the densities permitted under MDS. The property is

flat and development will have zero impact to hillsides, sensitive areas, etc. and will not obstructviewsto
Sugarloaf Peak or other surrounding ranges.

Gool Five: The built environment will implement ond preserve the community chorocter os described in
the Sponish Springs Vision ond Chorocter Stotement.

The project can serve to implement the Character Statement by providing a more appropriate transition
between suburban uses and ruralareas further east. The current industrialand neighborhood commercial
designations are contradictory to the Vision and Character statement and have potential to generate much
greater impacts upon the surrounding area.
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GoolSix: Public and private development will respect the value of cultural ond historic resources in the
community.

There are no believed or known cultural or historical resources located on the Sugarloaf Estates site,
ensuring consistency with this goal.

Goal Seven: The Sponish Springs plonning oreo will contoin on extensive system of porks ond trails that
provides the community ond region with o broad ronge of recreationolopportunities; provides
connections between mojor developments, recreationalfocilities, the RegionolTroil System,
public londs ond schools; ond contributes to the preservotion ond implementation of the
community choracter.

As depicted in Figure 10, Sugarloaf Estates will be developed in a clustered fashion that will provide for
public trail connections from the site to the regional network. Additionally, land will be preserved and
possibly dedicated (to be determined by Washoe County) for a public park centralto the Sugarloaf Estates
project.

ss.7.2 New troils will be designed to accommodate equestrian, pedestrion ond off-road bicycle troffic,
unless technical or severe economic hardships worrant considerotion of o more limited use.

Al! of the trails within Sugarloaf Estates will be public and will support the users listed within this policy.
Additional details and specifications will be included with the forthcoming tentative map request.

ss.7.4 As new residentiol and commerciol properties develop in the Sponish Springs Volley, the Woshoe
County Deportment of Porks ond Recreotion will review development proposals for potentioltroil
connections.

The proiect applicant will work directly with the parks department to determine final design of trails and
parks facilities along with determining connection points to the regional network, etc.

55.7.6 Access to existing troils will be protected ond improved wherever possible. During the process of
development review, the Woshoe County Departments of Community Development ond Parks ond
Recreotion will request dedicotion of property ond/or eosements when oppropriote troil olignments
hove been identified that link significant nodes with the Sponish Springs plonning area or connect
existing troils.

Sugarloaf Estates will be in direct voluntary compliance with this policy and fully recognizes the
importance of trail connectivity within the community.

23

MPA15-003 & RZA15-005
EXHIBIT O



SUGARLOAF ESTATES

55.7.7 Development proposols ond populotion trends will be evaluoted on their impoctto on established
community stondord of seven ocres of community pork per 1,000 residents. When warranted, the
Woshoe County Department of Porks ond Recreation will request the dedicotion of on oppropriote
omount of community pork ocreoge os property develops within the planning area.

There are currently no neighborhood parks on the east side of Pyramid Highway, north of Calle de la Plata.
Sugarloaf Estates plans to provide a neighborhood park within the project that will not only serve project
residents, but those in the immediate area as well. This will provide significant public benefit and
potentially provide significant savings to Washoe County.

GoolNine: The built environment will minimize the destructive potentiol of ony identified geologicol
hazard.

As detailed in the attached feasibility geotechnical investigation (included in appendices), there are no
geological conditions that would preclude development of the site.

55.1.2.1 Residential ond commercial development must utilize one or a combinotion of the following
relioble woter resources thot ore replenished in quontities to meet the needs of the oreo without
relionce upon groundwoter mining or recharge from ogriculturol uses:

o. Decreed Truckee River woter rights or other opproved imported surfoce woter rights when used
with on oppropriate drought yield discount os determined by the water purveyor ond opproved by
the State Engineer.

b. lmported groundwater f rom o source that is replenished in sufficient quontity to meet the demonds
ploced upon o source without groundwater mining.

c. Cenificoted groundwoter rights or permitted quosi-municipol groundwoter rights (thot existed as

of Moy 22, 1990) matched by imported, decreed surfoce water from o source such os the Truckee

River.

i. For residential developments, the quontity of imported woter or decreed surfoce
woter sholl be equol to 50 percent of the groundwater demand.

ii. For developments other than residentiol (commerciol, industriol, recreationol,
etc.), the quontity of the motching imported or decreed surface woter rights sholl
be equol to 700 percent of the colculoted demond.

iii. The Truckee River surfoce woter dedicoted must be capable of diversion to the
Orr Ditch.

It is premature to evaluate specific water rights at this time, but the forthcoming tentative map (planned
for submittal in October 2015) will provide specifics on water demands and service.
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55.L2.5 New residentiolsubdivisions (e.9. tentotive parcel mop, tentqtive subdivision mop) utilizing Medium
Density Suburban lond use densities (MDS: 7 du/oc to mox. 3 du/l oc) or greoter densities opproved
ofter Jonuory 1, 1996 sholl be required to use on imported woter source, except subdivisions
approved on lond designated Medium Density Suburbon prior to October 7, 7995.

Sugarloaf Estates will comply with the requirements of this policy. Further details will be provided with
the forthcoming tentative map and are not directly relevant to the requests included with this application.

55.12.7 The creotion of parcels ond lots in the Sponish Springs plonning oreo sholl require the dedicotion of
water rights to Woshoe County in quontities thot ore consistent with the woter use standords set by
the Stote Engineer ond/or Woshoe County.

Sugarloaf Estates will comply with the requirements of this policy. Further details wil! be provided with
the forthcoming tentative map and are not directly relevant to the requests included with this application.

Goal Fifteen: Woter resources will be provided to residentiol ond non-residential uses in o monner thot
implements and preserves the community charocter os described in the Sponish Springs
Vision ond Choracter Stotement.

As previously detailed, the project is indirect compliance with the Vision and Character Statement included
in the Area Plan. This will include the manner in which water service is provided to the site and wi!! be
detailed with the forthcoming tentative map request.

55.15.1 Whenever opplicoble, oll development within the Sponish Springs Suburbon Character Monogement
Areo will connect to o community woter service.

Sugarloaf Estates will be served by a community water system. lndividualwells are not being proposed.

Gool Sixteen: Wostewoter treatment and disposal will be provided to residential ond nonresidential uses in
o monner thot implements and preserves the community chorocter os described in the
Sponish Springs Vision ond Chorocter Stqtement.

Sugarloaf Estates will be served by sanitary sewer and not septic systems, serving to implement not only
this goal, but numerous policies as well. lt is also important to note that in order to make community
water and sewer service available on a large scale (as encouraged in the Area Plan), additional density is

needed in order to make it financially viable. Thus, services within the project could benefit adjoining
parcels through the ability to hook up with municipa! services that would not otherwise be available.

25

MPA15-003 & RA15-005
EXHIBIT O



SUGARLOAF ESTATES

55.15.1 Whenever applicoble, oll development within the Sponish Springs Suburbon Chorocter Monagement
Areo will connect to o community sewer service.

Sugarloaf Estates will connect with a community sewer system, consistent with this policy and a suburban
development form.

Gool Seventeen: Amendments to the Spanish Springs Areo Plan will be for the purpose of further
implementing the Vision ond Chorocter Stotement, or to respond to new or
changing circumstonces. Amendments must conform to the Sponish Springs Vision

ond Choracter Stotement. Amendments will be reviewed ogainst a set of criterio ond
thresholds thot ore meosures of the impoct on, or progress toward, the Vision ond
Character Stotement.

As detailed throughout this report, Sugarloaf Estates is consistent with, and in many instances, serves to
implement the Vision and Character Statement of the Spanish Springs Area Plan. The project site is
identified within the Suburban Character Management Area which clearly allows for the density being
proposed. Also, consistent with goals and policies of the Plan, the requested SR and MDS designations
better serve to protect the character of the area and will have far less impact as compared to the existing
designations for the site.

55.77.1 ln order for the Woshoe County Planning Commission to recommend the opprovol of ANY

omendment to the Sponish Springs Area Plan, the following findings must be mode:

o. The omendment will further implement ond preserve the Vision ond Charocter
Stotement.

The project first directly within the framework of the goals and policies of the Area Plan and serves to
implement the Vision of the Plan and preserve the character of the area, far more than what could occur
at the site today under the existing designations. The project can serve to fulfill long term community
needs such as a neighborhood park, trail connectivity, and roadway/intersection improvements and the
designations being proposed are much more logicalgiven the site location and character of surrounding
properties.

b. The omendment conforms to oll applicoble policies of the Sponish Springs Areo Plon

ond the Woshoe County Moster Plon.

This report contains detailed policy analysis from the Area Plan and Master Plan, demonstrating
compliance.

c. The qmendment will not conflict with the public's heolth, sofety or welfore.

The project will promote the community's health, safety, and welfare by providing for more appropriate
land use and improvements that will benefit the entire community, as detailed herein.
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55.17.2 ln order for the Woshoe County Planning Commission to recommend opprovol of any amendment
involving o chonge of lond use, the following findings must be mode:

o. A feosibility study has been conducted, commissioned ond poid for by the opplicant, relotive
to municipol woter, sewer ond storm woter thot cleorly identifies the improvements likely to be
required to support the intensificotion, and those improvements hove been determined to be in
substantiol complionce with oll opplicable existing focilities ond resource plons for Sponish
Springs by the Deportment of Woter Resources. The Deportment of Water Resources will
estoblish ond mointoin the stondords ond methodologies for these feosibility studies.

Sugarloaf Estates does not represent an intensification to the area. ln fact, it will result in development far
less intense than what is permitted under the current designations. As such, Washoe County has already
determined the site to be appropriate for development based on these current designations and the fact
that the site is included within the boundaries of the Suburban Character Management Area. A
forthcoming tentative map request will provide highty detailed specifics. Granting of this Master Plan
Amendment and zone change does not grant an underlying entitlement to develop (that must come in the
form of a tentative map approval).

b. A troffic anolysis has been conducted thot cleorly identifies the impoct to the odopted level
of service within the [unincorporoted] Spanish Springs Hydrographic Bosin ond the improvements
likely to be required to mointoin/achieve the odopted level of service. This finding may be woived
by the Department of Public Works for projects thot ore determined to hove minimal impocts.
The Deportment of Public Works moy request ony information it deems necessory to moke this
determinotion.

As noted previously, a highly detailed traffic impact analysis is included in the attached appendices
and identifies no significant impacts occurring from the development of Sugarloaf Estates.

c. For commercial ond industriol land use intensifications, the overoll percentage of commerciol
ond industriol regulatory zone dcreoge will not exceed 9.86 percent of the Suburbon Chorocter
Monogement Areo.

Not applicable.

d. For residentiol lond use intensifications, the potentiol increase in residentiol units will not
exceed Woshoe County's policy growth level for the Sponish Springs Area Plan, os established in
Policy 55.L.2.

With only 175 units, Sugarloaf does not increase units above the 1,500 cap established in policy SS.1.2,
as previously addressed.
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e. lf the proposed intensificotion will result in o drop below the established policy level of
service for tronsportotion (as estoblished by the Regionol Tronsportotion Commission and
Washoe County)within the Sponish Springs Hydrogrophic Basin, the necessory improvements
required to maintain the estoblished level ol service ore scheduled in either the Washoe County
Copitol lmprovements Progrom or RegionalTransportation lmprovement Progrom within three
yeors of opproval of the intensificotion. For impoctsto regionol roods, thisfinding moy be woived
by the Washoe County Plonning Commission upon written request from the Regionol
Tro nspo rtoti o n Co m m issio n.

The attached traffic impact analysis identifies the need for improvements triggered by development of
the project along with the applicable mechanisms for completing them. These can then be

conditioned with the forthcoming tentative map.

f . lf roodways impocted by the proposed intensificotion are currently operoting below adopted
levels of service, the intensificotion will not require infrastructure improvements beyond those
articuloted in Woshoe County ond Regionol tronsportotion plons AND the necessory
improvements are scheduled in either the Woshoe County Capitol lmprovements Program or
Regionol Transportotion lmprovement Progrom within three yeors of opprovol of the
intensificotion.

The attached traffic impact analysis provides specific details that speak directly to this finding.

g. Woshoe County will work to ensure thot the long range plons of focilities providers for
tronsportotion, woter resources, schools ond porks reflect the policy growth level estoblished in
Policy 55.1.2.

As detailed previously in this section under policy SS.1.2, Sugarloaf Estates provides for consistency
with allapplicable requirements and polices.

h. lf the proposed intensificotion results in existing facilities exceeding design capocity ond
compromises the Woshoe County School District's obility to implement the neighborhood school
philosophy for elementory focilities, then there must be o current copitol improvement plon or
rezoning plan in ploce thot would enoble the District to obsorb the odditionol enrollment. This

finding may be woived by the Woshoe County Plonning Commission upon request of the Washoe

County Boord of Trustees.

The Washoe County School District has provided enrollment numbers and student projections which
are included in a previous section of this report. School District staff has indicated that they will
provide specific comments and conditions (if applicable) at the tentative map stage of the project.
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i. Any existing development in the Sponish Springs plonning oreo, the Sun Volley plonning oreo,
the Worm Springs plonning oreo, or the City of Sporks, which is subject to the conditions of o
speciol use permit will not experience undue hordship in the obility to continue to comply with
the conditions of the speciol use permit or otherwise to continue operation of its permitted
octivities.

Not applicable.

r Washoe County Master Plan

The Washoe County Master Plan contains numerous goals and policies that support the requested Master
Plan and Regulatory Zone Amendments included with this application. These policies are listed and
addressed below:

Conservation Element:

c.2.7 The Washoe County Deportment of Community Development sholl mointoin mops
depicting voluable scenic oreos, including but not limited to, prominent ridgelines, playos, and
other unique scenic features. These mops sholl be used to determine, in port, the lond use and
public services and facilities oppropriote for eoch plonning oreo. These mops, which moy be
specific to and contained within eoch Areo Plan, shall olso be used during development review
to identify oreas where scenic resource ossessment ond possible mitigotion meosures moy be
required.

The project site does not contain any significant natural features or resources and is identified in the
Spanish Springs Area plan as an area "most suited for development.',

C.2.3 Eoch development proposol sholl be evaluoted with the intent to preserve visuolly prominent
ridges ond escorpments. Evoluotion sholl oddress mitigotion of the offects on visuol
dppeqrdnce, scorring of hillsides, ond the impoct of increosing access in roodless oreos.

The Sugarloaf Estates site is ideal in that development will not result in the grading of hillsides, visual
scarring or grading of roadways through undeveloped parcels.

GoolThree: Regulote or mitigote development to protect environmentolly sensitive and/or
criticol lond, woter ond wildlife resources thot present developmenthozordsorserve
highly valuoble ecologicol functions.

Once again, development of the Sugarloaf Estates site will not result in any threat to protected resources,
cultura! sites, sensitive lands, etc. The project site is flat and well suited for development.
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c.3.1 The Washoe County Deportment of Community Development sholl odequotely consultwith
other ogencies while mointaining Development Suitability mops thot depict voluoble ond/or critical
land, woter ond wildlife resources or feotures which sholl include, but not be limited to, the

following:

a. Geothermol and mining oreos.

b. Londslide, ovolanche ond rockfall oreos.

Active ond potentiolly active foults, ond oreos of potentiol ground shoking.

Slopes greoter thon 75 percent.

Sensitive soils.

Key wildlife habitots ond migration routes.

Wild fire hozard oreos (os specified by the respective fire agency).

One hundred year flood ploins.

i. Perenniol ond intermittent streoms, ond wetlonds.

This mop series sholl be used to determine the lond use ond public services and

focilities oppropriote for eoch plonning areo. These mops shall also be used during
development review to identify areos where more detoiled lond ond woter resource

information is needed. Where the informotion indicates o need, meosures to protect these

resources sholl be required. The maps depicting development constroint oreas and oreos of
biodiversity should be used os o reference tool only in reviewing development
opplicotions.

As indicated in the Spanish Springs Area Plan, the project site is identified as an area "most suitable for
development." Additionally, minimal flooding concerns were alleviated with the construction of the
regional detention facility located on the south side of Calle de la Plata. The appendices of this report also

include a preliminary geotechnical investigation which identifies no significant issues.

Goal Ten: lncorporate technical information on geologic hazards into the land use planning and

development processes.

A preliminary geotechnical investigation has been completed and included with this report to demonstrate
that there are no identified constraints that would preclude development of the property.

c.

d.

e.

f.

g.

h.
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C.76.7 Through the odoption of the Open Spoce ond Noturol Resource MonagementPlanond
implementation of the policies contoined in the Lond lJse and Tronsportation Element, Woshoe
County will promote ond focilitate recreotional use of green space by pedestrions ond bicyclists,
ond provide occess to public focilities, recreotion, public tronsportotion ond open space.

The planned trails, trail connections, open space, and park proposed within Sugarloaf Estates willserve to
implement this policy.

Housing Element:

Policy 7.5: Encourage development ot higher densities where oppropriote.

As explained throughout this document, the MDS zoning and associated 3 du/ac density is highly
appropriate given the site characteristics, location, and the policies contained in the Area Plan. The MDS
use will serve to better transition between more intense uses planned along Pyramid Highway and
residential areas to the east and is much more suited to the site than industrial or commerciat use types.

Progrom L.5: The County will utilize its higher density zoning designations to allow for the most efficient use
of land that hos infrostructure in ploce or where the instotlotion of infrostructure is plonned.
The County will consider instolling minimum density requirements in mixed-use ond/or high
density oreos.

Land Use and Transportation Element:

Gool One: lnfluence future development to obide by sustainoble growth proctices.

Clustering of lots, such as that proposed with Sugarloaf Estates, witl reduce overatt resource impacts,
reduce water consumption, and serve to implement this goal.

LUT.L.7: Woshoe County should define smoller areoswhere more intense suburbon developments permitted
(porollel with the Areq Plon Suburban Chorocter Monogement Areo, or SCMA), ond lorger oreos
outside the suburbon areos where development is strictly limited to retoin the existing rurol
choracter (porollelwith the Area Plon RuralChorocter Monogement Areo, or RCMA).

The project site lies within the identified Suburban Character Management Area of the Spanish Springs
Area Plan which allows for densities up to 3 units per acre, as proposed.
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LUT.2.7: Allow flexibility in development proposols to vary lot sizes, cluster dwelling units, ond use
innovotive opprooches to site plonning providing that the resulting design is compotible with
adjocent development ond consistent with the purposes ond intent of the policies of the Area
Plon. Development opplications sholl be evoluated with the intent to sotisfy the minimum following
criteria:

a. Directs development oway from hozardous and sensitive londs.

b. Preserves areas of scenic ond historic volue.

c. Provides occess to public land.

d. Retoins ogriculturol uses, fire and windbreoks, wildlife hobitot, wetlands, streoms,

springs and other notural resources. An odequote qmount of prime resources must be
retained in order to sustoin o functioning ecosystem.

e. Accommodates the extension ond connection of trail systems ond other active and
pa ssive recre atio n o I uses.

f. Furthers the purposes ond intent of the respective Areo Plon.

g. Prevents soil erosion.

h. Encouroges a minimum distonce from residentiol dwellings to active recreotion
in porks.

Although more specific details will be provided in the forthcoming tentative map application, Sugarloaf
Estates will implement this policy through a common open space design concept that provides for open
space, recreational opportunities, trails, trail connection, and overall consistency with the Vision and
Character of the Spanish Springs Area Plan.

Gool Three: The mojority of growth ond development occurs in existing or plonned communities, utilizing
sm o rt g rowth p ro cti ce s.

lncreasing residential densities and clustering units, as proposed with Sugarloaf Estates, is an accepted and
well known smart growth practice.

LUT.3.1: Require timely, orderly, and fiscolly responsible growth thot is directed to existing suburbon
character monogement oreos (SCMAs) within the Areo Plons os well os to growth oreos delineated
within the Truckee Meodows Service Area (TMSA).

The project site is located within an identified Suburban Character Management Area as well as within the
TMSA.

32

MPAI5-003 & RZA15-005
EXHIBIT O



SUGARLOAF ESTATES

LUT.3.2: ln order to provide a sufficient supply of developoble lond to meet the needs of the populotion,
Areo Plans sholl estoblish growth policies that provide for o sufficient supply of developable land
throughout the plonning horizon of the next 20 yeors, with considerotions to phose future growth
ond development bosed on the corrying copacity of the infrostructure ond environment.

As discussed previously, the 175 units proposed with Sugarloaf Estates fits well within the growth policies
established in the Spanish Springs Area Plan.

LUT.3.3: Single family detoched residentiol development sholl be limited to a maximum of five (5) dwelling
units per ocre.

At a proposed density of 3 du/ac, the project is in direct compliance with this policy.

LUT.3.5 Areo Plons shall identify odequote lond, in locotions that support the regionol form ond pottern, for
the residentiol, commerciol, civic ond industriol development needs for the next 20 yeors, toking
into account land use potential within the cities ond existing unincorporoted centers, existing
vocont lots, ond resource ond infrostructure constraints.

The site is identified as "most suitable" for development within the Spanish Springs Area Plan and is one of
the few remaining Iarger (in excess of 40 acres) undeveloped parcels in the Suburban Character
Management Area. As such, it is well suited to meet the future housing needs of Spanish Springs and the
region.

LUT.4.1 Mointoin o bolanced distribution of lond use patterns to:

(r. Provide opportunities for a voriety of lond uses, focilities ond services thot serve present ond
future populotion;

b. Promote integroted communities with opportunities for employment, housing, schools, pork
civic facilities, ond services essential to the doily life of the residents; ond

c. Allow housing opportunities or o brood socio-economic populotion.

The proposed residential use is much more logical from a land use perspective than the existing
commercial and industrialdesignations. lt provides for a much more appropriate transition to residential
areas to the east and will still locate residential uses within walking distance of planned commercial
services located at Pyramid Highway and Calle de la Plata.

LUT.4.3 Encouroge suburbon development to provide o mix of residentiol densities ond housing types in
close proximity to retoil/commerciol.

Even though commercial use is being replaced with residential, there is a significant amount of planned
commercial use within walking distance of the site. ln fact, there is such an abundance of commercia! use
that amending the Sugarloaf Estates site from commercial to residential is highly logical.
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L\JT.4.4 Encouroge new suburbon developments to provide interconnected street networks(Photo

5) to improve fluidity between different lond uses ond encouroge wolking ond cycling as vioble and

sofe modes of tronsportation.

As depicted in Figure 10, the preliminary plan for Sugarloaf Estates calls for a connection into the proposed

project to the east, establishing connectivity and secondary project access.

LUT.5.2 Proposed development plons sholl be required to provide the minimum service stqndords os

described in the Lond Use and Tronsportotion Plon.

As detailed previously under the Area Plan analysis, the project meets or exceeds all of the applicable

standards.

LUT.S.3 New development sholl not reduce the quolity of service for existing residents ond businesses nor

reduce the ability of public ogencies to provide quolity service.

The site is located in an area of existing services and patrols and can easily be absorbed into the existing

service framework. Any upgrades or improvements can be conditioned with the tentative map at the
expense of the project developer.

LUT.6.7 Acknowledge the importance of Woshoe County (including the incorporoted cities of Reno and

Sparks) in the continuing development of Northern Nevodo's regionol economic bose.

a. Strengthen and support the identity of the region by encouraging lond uses thot both

contribute to the charocter of the community ond enoble the areo to sustoin a vioble

economic bose. Encouroge lond uses thot preserve a quolity of life and define o

sense of ploce within the region

Sugarloaf Estates is consistent with the Vision of the Spanish Springs Area Plan and will promote a high

quality of life through careful planning that will allow residents easy access to open space, trails, and

recreational opportunities.
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LUT.9.1 Create, maintoin, and connect usoble open spoce for aesthetic, recreotionol purposes ond
n otu ro I reso u rce protecti o n.

o. Development ossuronces sholl provide that the open spoce will be used as intended ond
will be odequotely mointained. The following meosures sholl be used os applicoble:

i. Designote open space oreos to o clossificotion consistent with the intended
use.

ii. Record Conditions, Covenonts ond Restrictions (with the County os on interested
porty) or other controctuol ogreement with specificotion of the intended use ond
prohibition of future sole of the property without consent of the county.

iii. Specify use of the property (e.g. common oreo) on recorded mops.

iv. Dedicate eosements (with the county os on interested pany) that specify the
intended use.

v. Provide financiol ossuronces for ony proposed improvements within the open
spoce.

vi. Provide mechanisms to assure perpetuol mointenonce of the open spoce.

vii. When o density bonus or density tronsfer is proposed, the porcelthat is proposed to
be use-restricted should be included os port of the tentotive map.

Sugarloaf Estates will dedicate new public trails that serve not onlythe project, but provide connections to
the regional trai! network. This wil! benefit the entire community and help perpetuate the regionattrail
system in Spanish Springs.

LUT.9.5 Require the connection of open spoce; troil occess ond bikewoy systems with regard to a
multitude of different troil uses.

As noted above, new trails within Sugarloaf Estates will provide for connectivitywith and continuance of the
regional trail network within the community.

Gool Ten: The public has occess to open spoce resources.

All open space areas, trails, and park facilities within Sugarloaf Estates wilt be dedicated to Washoe County
or maintained for public use.

LUT.l-0.5 Promote an interconnected open space system that accommodafes and provides efficient access to
all reasonable trail uses.

Once again, the project will provide logical and thoughtful connections to the regional trail system
throughout the planned community.
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GoalTwelve: Washoe County should implement policy to acquire and preserve open space.

The project will preserve a significant amount of open space which will ensure proper land use

relationships with adjoining properties as well as provide community recreational opportunities and

amenities.

LUT.12.2 ln reviewing development or other lond use opplicotions, the County sholl consider open

space volues and other charocteristics, which contribute to the open ond rural chorocter or
u ni n co rpo roted W a shoe Co u nty.

The planned open space will serve to implement the Vision and Community Character sections of the
Spanish Springs Area Plan. These components can be further conditioned with the forthcoming tentative
map.

Goal Fourteen: Washoe County will, to the extent posslb/e, create a cohesive
intercon nected trail network.

This project can serve to fill in a key gap in the regional trail network by providing a connection from the
trail to the north to County facilities on the south side of Calle de la Plata. Such a connection across

private land does not currently exist, eliminating the need for the County to acquire land or negotiate

easements.

1UT.14.3 The County sholl ocquire troil right-of-woy through purchose, leose, donation or dedication from
ony public or private entity. When oppropriote ond beneficiol, existing roods and rights-of-way will
be used.

With the proposed trail improvements, the project developer will directly implement this policy.

1UT.14.4 Troils sholl be interconnected ond provide for pedestrion, equestrion, bicycle, and motorized uses,

where each use is worronted. lncompotible uses sholl be oppropriotely separoted.

Consistent with the policies of the Area Plan, the trails will accommodate pedestrians, off-road cyclists,

and equestrian users. Further details and specifications will be provided with the forthcoming tentative
map.

L|JT.77.2 Suburbon neighborhoods should be creoted with o discernible center. This is often o squqre,
green spoce, or memoroble center. A transit stotion con be located ot this center.

As depicted in Figure 10, Sugarloaf Estates will implement this policy with the development of a large

central open space/park area.
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1UT.21.7 The design of new public focilities shall create o sense of community ond connectivity
dmong those who live, work ond recreote within the community.

a. Neighborhoods should be planned to provide emphosis on lond uses such os parks,
schools ond other civic uses that ore centralized ond oct os o community center
ond promote community interoction.

b. Where needed, expand existing public focility links such os troils, poths, open spoce,
ond streets to creote connectivity between communities.

c. Enhonce the long-term ottroctiveness ond economic viobility through
architectural ond other mon-made feotures.

d. Encourage developers to use vorying design strotegies to begin to estoblish o sense
of community.

As explained throughout this report, Sugarloaf Estates will provide trails, open space, and recreational
amenities that implement not only this policy but numerous policies from the Area Plan, along with the
community vision.

LUT.25.L Ensure that development proposols ore in conformance with oppropriate Moster plon policies
ond the relevont Areo Plon policies.

The Planning Policy Analysis included in this report clearly demonstrates the project's conformance.

Population Element:

GoolThree: Plan for o bolonced development pottern thot includes employment ond housing
opportunities, public services and open spoces.

Establishment of suburban residential at the site is logical from a land use perspective as it provides for
appropriate transitions to adjoining properties, offers recreational opportunities and amenities to
residents, and is within a short distance of employment centers and planned commerciat uses.

o Truckee Meadows Regional Plan

Master Plan Amendment applications in Washoe County are required to complete a review by the Truckee
Meadows Regional Planning Agency. This project advances many of the goals and policies of the 2012
Truckee Meodows Regional Plan. ln general, this application seeks to provide suburban residential
development within an area already included within the Truckee Meadows Service Area (TMSA) boundary.
Densities of up to 5 units per acre are allowed in unincorporated areas within the TMSA per the Regional
Plan. Sugarloaf Estates fits well within these parameters.
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More specifically, the project conforms to the goals and policies of the Regionol Plon, as outlined below.

GOAL 7.7 Between 2007 ond 2030, ot least 99% of the region's populotion growth and 99% of the
region's jobs growth will be located in the Truckee Meodows Service Areas (TMSA).

The project site is within the existing TMSA and serves to better respect natural resources and provide
more efficient use of infrastructure as encouraged within the Regional Plan, Washoe County Master Plan,
and Spanish Springs Area Plan.

Policy 1.7.j or Reno, Sparks, ond Woshoe County the Regionol Plan defines Truckee Meadows Service
Areas (TMSA) ond Future Service Areos (FSA) thot ovoid environmentol degradation,
optimize infrostructure, ond mointoin o compoct form while providing for o voriety of living
o nd wo rki nq situotions.

Sugarloaf Estates is well suited for development and will not result in environmental degradation. Smaller
lots and clustering ensures better optimization of infrastructure and less impact on resources, especially
water.

Policy 1.L.8 The Regionol Plan defines the Development Constroints Area (DCA) os on overlay upon the
Truckee Meodows Service Areos and the Rurol Development Area (see Mop j). The

Development Constroints Areo consists of ployos, jurisdictionolwater/wetland in occordance
with Section 404 of the Cleon Water Act, designoted FEMA floodwoy areos within the

floodploin Zone AE floodways, significant woter bodies, noturol slopes over 30%, publicly-
owned open spoce, ond properties thot ore deed restricted to prevent development.

The site is not located within a Development Constraints Area.

GOAL 1.3 Unincorporoted Woshoe County within the TMSA will support Module #7 by providing o

development pattern thot includes a range of residentiol densities oppropriote to the
locotion and typified by medium density, ond sholl include oppropriote neighborhood or
locol serving retoil uses, ond employment opportunities designed to reduce trips, enhonce
housing offordability ond promote jobs-housinq bolonce.

The medium density proposed with the project directly complies with this policy. Furthermore, its close
proximity to existing employment centers within Spanish Springs and planned commercial uses make it
even more complementary to this policy.
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Policy 3.5.1 To be in conformonce with the Regionol Plan, the moster plans, facilities plans, ond other
similor plons of locol governments ond affected entities must ensure thot necessary public

focilities and services to support new development are or will be ovoiloble ond odequote,
bosed on odopted levels of services (LOS) ot the time the impocts of new development occur.

lnfrastructure is already in place around the site and can be easily extended to serve Sugarloaf Estates.
Therefore, the concurrency requirements are met. A traffic analysis is included and provides mitigation
measures that will be implemented to ensure LOS standards are met.

Request Findings

The Washoe County Development Code establishes legal findings that must be made by the Planning
Commission and Board of County Commissioners in order to approve Master Plan Amendment and
Regulatory Zone Amendment requests. These findings are listed below and are addressed in bold face type.

o Master Plan Amendment

When adopting an amendment, the Commission shall make all required findings contained in the area plan
for the planning area in which the property that is the subject of the Master Plan amendment is located and,
ata minimum, makeatleastthreeof thefollowingfindingsof factunlessa militaryinstallation isrequiredto
be noticed, then in addition to the above, a finding of fact pursuant to subsection (6) shallalso be made:

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

The requested Suburban Residential designation will allow for the establishment of Medium Density
Suburban (MDS) zoning. The MDS zoning is consistent with the site's location within the Suburban
Character Management Area and is consistent with the goals, policies, vision, and character statement of
the Spanish Springs Area Plan, as detailed previously within this 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.

The requested amendment represents a decrease in intensification over what currently exists. This will
provide for a much more appropriate transition between land uses and is far better suited for the property
given surrounding land use patterns. Commercialand industrialuses would be inappropriate forthe site
and have the potential to create significant negative impacts within the area in terms of traffic, noise,
buffering, etc.
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(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.

The current designations could be considered "spot" zoning which is highly discouraged in modern
planning practice. The proposed SR and MDS designations are much more logical, provide for proper land

use transitions, and are consistent with the goals, policies, vision, and character statement of the Spanish

Springs Area Plan. Additionally, the project can serve to meet the increased demand for housing within
the region sparked by a large influx of new economic growth that has occurred, and continues to occur,
within Washoe County and the surrounding region.

(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.

As detailed throughout this report all facilities, services, and infrastructure needed to serve the site are

existing or can be easily extended to serve Sugarloaf Estates. The project meets the requirements of the
Area Plan in terms of services and infrastructure and will serve to better optimize facilities over larger lot
alternatives.

(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.

The site is identified within the Spanish Springs Area Plan as "most suitable for development" and within
the Suburban Character Management Area. Therefore, it has already been determined that development
of this property represents orderly growth and is located within an area where new growth has long been

anticipated.

(6) Effect on a Military lnstallation. The proposed amendment will not affect the location, purpose and

mission of the military installation.

Not applicable.
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o 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.

As detailed in the Planning Policy Analysis section of this report the request RZA serves to implement
numerous goals and policies of the Washoe County Master Plan and the Spanish Springs Area 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.

This request does not grant the absolute right to develop the parcel. lnstead, it establishes the land use
framework that will allow for future consideration of a common open space tentative map. At that time,
project specific impacts can be evaluated during a public review process and appropriate conditions can be
added or changes made. From a pure land use perspective, suburban use at 3 du/ac is appropriate with
the surrounding residential uses and is far more compatible than the existing industrial and commercial
designations. This is further reinforced through the County's own land use compatibility matrix.

(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.

There is currently an over abundance of industrial and commercial use along Calle de la Plata. The
proposed MDS zoning is more complementary to surrounding development patterns and wilt serve to
reduce proiect impacts when compared with what could be developed under the existing zoning. The
property is well suited for development given its physical characteristics and location.

(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.

As noted under the Master Plan Amendment findings, all facilities, services, and infrastructure needed to
serve the site are existing or can be easily extended to serve Sugarloaf Estates. The project meets the
requirements of the Area Plan in terms of services and infrastructure and will serve to better optimize
facilities over larger lot alternatives.

(5) No Adverse Affects. The proposed amendment will not adversely affect the implementation of the
policies and action programs of the Washoe County Master plan.

As detailed in the Planning Policy Analysis section of this report, the project actuatly serves to implement
goals and policies of the Master Plan and Area Plan. ln fact, it is almost certain that additionat goals and
policies will be implemented with future development of a common open space subdivision at the site.
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(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.

The subject site is identified as most suitable for development within the Area Plan and can serve to better
meet the housing needs of the community. No environmental or other conditions exist that would
preclude development of the property at the densities permitted within the MDS zone. The project can
better maximize infrastructure usage providing for smart growth from both a planning and fisca!
perspective,

(7) Effect on a Military lnstallation When a Military lnstallation is Required to be Noticed. The proposed

amendment will not affect the location, purpose and mission of the military installation.

Not applicable.
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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 staff at 775.328.3600.

Proiect lnformation Staff Assigned Case No.:

Project Name:

Sugarloaf Estates

Project A Master Plan Amendment to redisignate 58.49 acres from a mix of Suburban Residential,
Description:lndustrial, and Commercial to Suburban Residential and a Regulatory Zone Amendment

to rezone the same property from a mix of LDS, l, and NC to MDS.

Project Address: 350 Calle de la Plata, Spanish Springs, 89441

Proiect Area (acres or square feet): 58.49+/- acres

Project Location (with point of reference to major cross streets AND area locator):
The site is located on the north side of Calle de la Plata, east of its intersection with Pyramid Highway
(State Route 445).

Assessor's Parcel No.(s): Parcel Acreaqe: Assessor's Parcel No(s): Parcel Acreaqe:

534-571-01 58.49 acres

Section(s)/Townshi p/Range: Section 23, T 21, R20

lndicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant lnformatioh (attach additional sheets if necessary)

Property Owner: Professional Gonsultant:

Name: Jacie, LLC - c/o Douglass Properties, LLC Name: Rubicon Design Group, LLC

Address: 3820 Lone Tree Ln. Address: 100 California Ave., Suite 202

Reno, NV Zip:89511 Reno, NV Zip:89509

Phone:775-884-1896 Fax:8844896 Phone:7754254800 Fax:

Email: samuel@ucommercial.com Email: mrailey@rubicondesigngroup.com

Cell 775-M3-7576 Other: Cell:775-250-3455 Other:

Contact Person: Samuel Douglass Contact Person: Mike Railey

ApplicanUDeveloper: Other Persons to be Gontacted:

Name: SP58, LLC Name:

Address: 439 W. Plumb Ln- Address:
leno, NV Zip:89509 Zip:

Phone:775-3524200 Fax: Phone: Fax:

Em ail : jg m@blackstonedevelopmentgrou p.com Email:

Cell:520-400-4845 Other: Cell: Other:

Contact Person:Josh Myers 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
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Property Owner Affidavit

Applicant Name: 5f58,, t t,C

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

COUNTY OF WASHOE

l.Wlliam V. Nardiello
(please print name)

being duly sworn, 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)

AssessorParcel Number(s): 534-571-0'l

Printed

Address 46'19 Bvron Circle

lrvino, TX 75038

)
)

)

Subscribed e

.?Eaav ot (Notary Stamp)

ruy 
"o-,I.i".io 

) ..rn*, /Or/lO ,r/ 
t 6

*Owner refers to the following: (Please mark appropriate box.)
El Owner
tr Corporate Officer/Partner (Provide copy of recorded document indicating authority to sign.)
tr Power of Attorney (Provide copy of Power of Attorney.)
tr Owner Agent (Provide notarized letter from property owner giving legal authority to agenl.)
O Property Agent (Provide copy of record document indicating authority to sign.)
O Letter from Government Agency with Stewardship
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Property Owner Affidavit

Applicant Name: S f 56 Lt^L

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

COUNTY OF WASHOE

l, Patrick Douglass (Douqlass Properties LLC)
(please print name)

being duly sworn, 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 correct 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): 534-571-01

Address 3820 Lone Tree Lane

Reno, NV 8951 1

)

)

)

Subscribed and sworn to before
Sen day of 6,uao, ^ l-

me this
@t{

My commiss ion .*pn", ilY4*/.rr,b)2o'/
I cou/

l"/*

(Notary Stamp)

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

E Owner

A Corporate Officer/Partner (Provide copy of recorded document indicating authority to sign.)
tr Power of Attorney (Provide copy of Power of Attorney.)

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

Public in and for said couTty and state
XAREN E, ALLEN

, Nolary Public, State ol Nevara

-Appointment No. 02.2A9.t9 5
My Appt. Expires Nov ZS, Z-017

February 2014
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Property Owner Affidavit

Applicant Name: </69 LLL

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

COUNTY OF WASHOE

l, Jennifer C. Feltgn aka lennile1Jraniello
(please print name)

being duly sworn, 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 correct 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 Numbe(s): 534-571-O1

Sr.
s{

Subscribed and sworn to before me this
# davofT (Notary Stamp)

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

tr Corporate Officer/Partner (Provide copy of recorded document indicating authority to sign.)
tr Power of Attorney (Provide copy of Power of Attorney.)
tr Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)
tr Property Agent (Provide copy of record document indlcating authority to sign.)
tr Letter from Government Agency with Stewardship

Public in and for said county and state

My commlssion expires: t r/2{/23,t
.. KABEIJ E. ALTEI{
ilota(y puDtic, Slele of l,hyada

dtffi lltii,:3,ff? l?li3;1
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Propefi Owner

Applicant Name: o,4,,, 
/,

The receipt of this application at the trme of submittal does not guarantee the application complies wtth 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

COUNTY OF WASHOE

l. Sheila Caramella (Jacie LLC)
(please Print name)

being duly sworn. depose and say that I am the owner' of the property or properttes involved tn this
application as listed below and that the foregoing statements and answers herein contained and the
rnformation herewith submitted are in all respects complete. true and correct 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):

$tate of Novada
County of Wasboc

534-571-01

Sign€d and srrorn before me on 6] r-.t- r 1)

by 3n -€-i \ G Lorcin.ra\\cr

Subscribed and sworn to before

4 day of [Lttq, t A1
me this
,cn I !t- (Notary Stamp)

My commission expires. /. r /' 3() / 8
*Owner re{ers to the following (Please mark appropriate box.)

O Owner

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

al Power of Attorney (Provide copy of Power of Attorney')

tf Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)

f Property Agent (Provide copy of record document rndicating authority to srgn.)

C Letter from Government Agency with Stewardship

ry Public in and for said
JENNIFER L. STA'{FIELD

frunty of Washoe
APpI. NO.14-13S)49.2

tvly App. Expires Jun. 11, 201

February 2014

MPA15-003 & RA15-005
EXHIBIT O



Property Owner Affidavit

Applicant Name: 9P{8, ruc

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

COUNTY OF WASHOE

l. Patrick Douolass on behalf of Nancie Malmquist
(please print name)

being duly sworn, 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 correct 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 Numbe(s): 534-571-01

IOREII E. ALLE}I
ilolrry Public. Shb ol ilcv.da
Appolntmrnt 1{o. 02-72919.s

My Appt. Expircs l{ov 25,2017
Address 3820 Lone Tree Lane

Reno. NV 8951 1

(Notary Stamp)

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

tr Owner

tr Corporate Officer/Partner (Provide copy of recorded document indicating authority to sign.)

El Power of Attorney (Provide copy of Power of Attorney.)

B 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

)

)
)

MPA|5-003 & RZAI5-005
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STATUTORY TORM POIIER OT ATTORNEY

THIS IS AN IMPOREA}IT LEGAL DOCI'MENT. IT CREAEES A DURiABLE POI{ER OF
ATTORNEY EOR EINANCIAI MATTERS. BETORE EXECUTING THIS DOCm{ENT, YOU

SHOULD KT.IOIV TTIESE IMPORTA}IT FACTS:

1. IHIS DOCUMENT GI\IES THE PERSON YOU DESIGNATE AS YOUR AGENT THE
POVTER TO I"IAKE DECISTONS CONCERNING YOI'R PROPERTY FOR YOU. YOUR
AGENT WILL BE ABLE TO IIAI(E DECISIONS A}ID ACT WITH RESPECT TO YOUR

PROPERTY (INCLT'DING YOI'R MONEY) WHETHER OR NOT YOU ARE ABLE TO AET
FOR YOI'RSELF.

2. THIS POITER OF ATTORNEY BECOMES EFFECTIVE IMMEDIATELY T'NLESS YOU
STATE OTHERWISE IN THE SPECIAI INSTRUCTIONS.

3. THIS POI{ER OF ATTORNEY DOES NOT AUTHORIZE THE AGENT TO MAICE

HEALTH CARE DECISIONS FOR YOU.

4. THE PERSON YOU DESIGNATE IN THIS DOCI'MENT H.E.S A DUTY TO ACT
CONSISTENT WIIH YOT'R DESIRES AS STATED IN TH]S DOCUMENT OR
oTHERWTSE !{ADE KNOV|N OR, rF YOI,R DESTRES ARE ITNKNOWN, TO ACT rN
YOT'R BEST INTERESTS.

5. YOU SHOULD SELECT SOMEONE YOU TRUST TO SERVE AS YOI'R AGENT.
T'NLESS YOU SPECIFY OTHERWISE, GENEF"AI,LY THE AGENT'S AIITHORITY }IILL
CONTINUE T'NTIL YOU DIE OR REVOKE THE POIiIER OF ATTORNEY OR TEE AGENT
RESIGNS OR IS UNABLE TO ACT FOR YOU.

6. YOUR AGENT IS ENTITLED TO REASONABLE COMPENSATION UNLESS YOU

STATE OTHERI{'ISE IN THE SPECIAT INSTRUCTIONS

1. IHIS FORM PROVIDES FOR DESIGNATION OF ONE AGENT. IF YOU WISH TO
NAI{E MORE THA}I ONE ACENT YOU T![AY NAI{E A CO-AGENT TN THE SPECIAI.
INSTRUCTIONS. CO-AGENTS ARE NOT REQUIRED TO ACT TOGETHER T'NLESS YOU
TNCLUDE TEAT REQUIREMENT IN THE SPECIAL INSTRUCTIONS.

MPA15-003 & RZAI5-005
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8. IF YOT'R AGENT IS I'NABLE OR I'NIiETLING TO ACT FOR YOU, YOUR POIIER
OF ATTORNEY WILL EI{D T'NLESS YOU HAVE NAMED A SUCCESSOR AGENT. YOU
MAY ATSO NAME A SECOND SUCCESSOR AGENT.

9. YOU HAVE THE RIGHT :TO REVOKE THE AUTHORITY GR'A}ITED TO THE PERSON
DESIGNATED IN THIS DOCUMENE.

10. THIS DOCUMENT REVOKES A}IY PRTOR DURABLE POWER OF ATTORNEY.

11. IF THERE IS A}IYEHINC IN THIS DOCT'MENI THAT YOU DO NOT
UNDERSTA}{ID, YOU SHOUI,D ASK A LAIIYER TO EXPLATN IT TO YOU.

1. DESIGNATION OE AGENT. I, NANCY MALMQUIST, do hereby
designate and appoint PATRTCK E. DOUGLASS, whose address is 3B2o
Lone Tree Lane, Reno, Nevada, 89511, and whose telephone number j_s
(775) '1'7L-2695, as my agent to make decisions for me and in my
name, place and stead and for my use and benefit and to exercise
the powers as authorized in this document.

2. DESIGNATION OF ALTERNATE AGENT. Not applicable.

3. OTHER POWERS OF ATTORNEY. Not applicable.

4. NOMfNATION OF GUARDIAN. Not applicable.

5. GRANT OE GENERAL AUTHORITY. I grant my agent and any
successor agent (s) general authority to act for me with respect to
the fo1lowing subjects:

(rNrrrAL each subject you want to include in the agents general
authority. rf you wish to grant general authority over arr of the
subjects you may initiat "A1l- Preceding subjects" instead of
initialing each subject. )

Yt4\-VW-l Rea:. Properry
[ - ] Tangible persona1 property
t_l Stocks and Bonds
t_l Commodities and Options
t-l Banks and Other Financial Institutions
t_l Safe Deposit Boxes
t_l Operation of Entity or Business
l_l Insurance and Annuities
t-l Estates, Trusts and Other Beneficlal Interests
t_l Legal Affairs, Claims and Litigation

MPA15-003 & RZA15-005
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t-l Personal Maintenance

MilitarY Service
t-l Retirement Plans
t-l raxes
t-l AII Preceding Subjects

6. GRANT OF SPECIFIC AUTHORITY. My agent MAY NOT do any of
the following specific acts for me UNLESS I have INITIALED the
specific authority listed below:

(CAUIION: Granting any of the following will give your agent the
authority to take actions that could significantly reduce your
property or change how your property is distributed at your death.
INITIAL ONLY the specific authority you WANT to give your agent ' )

t_l create, amend, revoke or terminate an inter vivos,
family, living, irrevocabl-e or revocable trust

t_l Make a gift, subject to the limitations of NRS and any
special instructions in this Power of Attorney

t-l Create or change rights of survivorship

t I waive the principals right to be a beneficiary of a

joint and survivor annuity, including a survivor
benefit under a retirement Plan

t---l Exercise f i-duciary powers that the principal has
authority to delegate

t_l Disclaim or refuse an interest in property, including a

power of appointment

1. LIMITATION ON AGENT'S AUTHORITY. An agent that is not my

spouse MAY NOT use my property to benefit the agent or a person to
,hom the agent owes Jn 

-obligation of support unless I have included
that authority in the Special Instructions '

8. SPECIAL INSTRUCTIONS OR OTHER OR ADDIT]ONAL AUTHORITY

GRANTED TO AGENT: This Power is limited to the consummation of the
sale and close of escrow of the real property located at 350 calle
De La P1ata, Sparks, Nevada, with the Buyer Blackstone Development
Group, Inc., including aII zoning and entitlement issues'

g. DURABILITY AND EFFECTIVE DATE. (INITIAL thc CIAUSC(S)

that applies. )

fflhLl DURABLE. This power of Attorney shall not be affected by
ny siubs\uent disability or incapacity.

Not applicable

3
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I I wish to have this Power of Attorney beeome effective
J-y upon my signature.

A-W I T wish to have this Power of Attorney end on the
;los "f L="ro, as referenced in paragraph 8, above.

10. THIRD PARTY PROTECTION. Third parties may rely upon the
validity of this Power of Attorney or a copy and the
representations of my agent as to alI matters relating to any power
granted to my agent, and no person or agency who relies upon the
representation of my agent, or the authority granted by my agent,
shall incur any liability to me or my estate as a result of
permitting my agent to exercise any power unless a third party
knows or has reason to know this Power of Attorney has terminated
or is invalid.

11. RELEASE OE INFORMATION. I agree to, authorize and allow
full release of informati-on, by any government agency, business,
creditor or third party who may have information pertaining to my
assets or income, to my agent named herein.

L2 . SIGNATURE A}ID ACKNOI{tEDGMENT. YOU MUST DATE A}ID STGN THIS
POWER OE ATTORNEY. THIS POWER OF ATTORNEY WILL NOT BE VAI.ID UNTESS
IT IS ACKNOIf,TEDGED BEFORE A NOTARY PT'BLIC.
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srArE oE Nan nl\n

corrNTY o, l,tl+s tl o e

RITA KOLVET
Notary Publio. St6lo ol Noveda
Appoinhent Recoded ln $Jrrhoo County

No:99-3324.2. Expires May 'l0, l0t0 R,^a-)-/*.*
NOTER? PI'BLIC

)

)ss.
)

on this eJil day of Q"l , , in rhe year 2016,
before h€, a Notary public,/ per6onally appeared NANCY MALMeursrpersonally known to me (or proved to me on the basis ofsatisfactory evidence) to be the person whose name is subscribed tothis instrument, and acknowredged that she executed it. r decrare
under penalty of perjury that the person whose name is ascribed tothis instrument appears to be of sound mind and under no duress,fraud or undue influence.
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Community Services Department

Planning and Development

MASTER PLAN AMENDMENT

APPLICATION

Community Services Department
Planning and Development

1001 E Ninth St., Bldg A.
Reno, NV 89520

Telephone: 775.328.3600
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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:

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

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

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

tr A reqqest 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?

This applicaton requests that 58.49+/- acres within the Spanish Springs Area Plan be redesignated
from a mix of Suburban Residential, lndustrial, and Commercial to Suburban Residential. Please
refer to the attached report for a detailed description, supporting exhibits, and analysis.
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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?

project site is located within the Suburban Character Management Area and identified as'most
for development" in the Spanish Springs Area Plan. The property is much better suited for
al use given its location and the over abundance of commercial and industrially designated

in the area. Please refer to the attached report for a detailed description and analysis.

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

a legaldescription.

The Washoe County Assessot's Office designates the property address as 350 Calle de la
Plata. A legal description is included in the attached title report.

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

APN of
Parcel

Master Plan
Designation

Existing
Acres

Proposed
Master Plan
Desiqnation

Proposed
Acres

534-571-01 SR, l, and NG 58.49 SR 58.49
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c. What are the adopted land use designations of adjacent parcels?

North Suburban Residential

South Sommercial

East Suburban Residential and lndustrial

West Suburban Residential, Commercial, and General Rural

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

property is currently vacant. Refer to attached report for detailed photos of the prolect site anO
conditions.

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.

l'he site is undeveloped and contiains flat terrain with slopes generally less than 2o/o. The properg
ncludes sagebrush, rabbit brush, and other native grasses. There are no water bodies, geologic

cultural resources, or historical resources known on the propefi. Refer to attached report
a detailed site analysis and photos of the existing conditions.
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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.)

tr Yes @No

Explanation:

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 9lNo

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.)

O Yes gNo

Explanation:

MPA15-003 & RZA15-005
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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?

Explanation:

tr Yes ANo

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

tr Yes VINo

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

tr Yes El No
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8. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.g. 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.)

tr Yes BNo

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):

on water rights will be provided with the forthcoming tentative map.

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

The amendment represents a de-intensification in land use. Watei rigttts will be dedicat,ed in
accordance with the policies included in the Spanish Springs Area Plan at time of final map. Details
on,water rights and service will be provided in the forthcoming tentative map request to be submitted
in October 2015. Refer to aftached report for additional detaiis.

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

a. Permit# acre-feet per year

b. Certificate # acre-feet oer vear

c. Surface Claim # acre-feet oer vear

d. Other # acre-feet Der vear
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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:

Ul Public water Provider: lruckee Meadows Water Authority

b. Available:

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

c. Washoe County Capital lmprovements Program project?

tr Yes Cruo

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

applicable.

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

a. System Type:

A lndividualseotic

Vl Public svstem Provider: Washoe County

b. Available:

gl Now D 1-3 vears tr 3-5 vears tr 5+ vears

c. Washoe County Capital lmprovements Program project?

tr Yes v, No
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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.

applicable.

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

de la Plata and State Route 445 (Pyramid Highway). Please refer to attacfreO tramc 'mpact

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

13. Community Services (provided and nearest facility):

a. Fire Station Truckee Meadowsd Fire Protection District - Spanish Springs Station
b. Health Care Facilitv Renown or St. Mary's Urgent Care - Spanish Springs (Los Altos pkwy.)

c. Elementary School Spanish Springs Elementary School
d. Middle School Yvonne Shaw Middle School

e. Hiqh School Spanish Springs High School
f. Parks Lazy 5 Regional Park, Eagle Canyon Park
g. Library Washoe County Library - Spanish Springs Branch

h. Citifare Bus Stop Pyramid Higway @ Queen Way

d.
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14. 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:

detailed analysis of the Washoe County Master Plan is included in the attached report.
, the project supports and/or implements Goal 3 of the Population Element as

in the attached report.

Conservation Element:

supports 4 polices and 3 goals of the Conservation Element. These are listed and
addressed in the attached report.

Housing Element:

request supports policy 1.5 and program 1.5 of the Housing Element as described in detail
the attached report.

d. Land Use and Transportation Element:

A detailed analysis of the Land Use and Transportation Element is included in the attached
and includes numerous policies and goals.

b.

c.
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e. Public Services and Facilities Element:

a$ac_!ed report includes a section titled "Planning Policy Analysis" in which specific policies
the Public Services and Facilities Element are address-ed.

f. Adopted area plan(s):

highly detailed analysis of the Spanish Springs Area Plan is inctuOeO in tne attacneO reporL

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.

appIicablefindingsincludedinthePlanMaintenancesectio@
rgs Area Plan are addressed in detail in the attached report.
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Applicant Comments

This page can be used by the applicant to support the master plan amendment request and should
address, at a minimum, how one or more of the findings for an amendment are satisfied. (ptease refener
to Article 820 of the washoe county Development code for the list of Findings.)

;erefertotheattachedreportforahighlydetailedoescription
Amendment, including analysis of the Spanish Springs Area Plan, Wadhoe Counfu Master plan and

ry9k9e Meadows Regional Plan. The report also includes a detailed project description and supporting
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Community Services Department

Planning and Development

REGULATORY ZON E AMENDMENT

APPLICATION

Community Services Department
Planning and Development

1001 E Ninth St., Bldg A.
Reno, NV 89520

Telephone: 775.328.3600
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Reg ulato ry Zone Amendment
Supplemental lnformation

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Devetopment 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:

This application requests that the subject site (58.49+/- acres) be rezoned from a mix of Low
Density Suburban (LDS), lndustrial(l), and Neighborhood Commerciat(NC) to Medium Density
Suburban (MDS). Please refer to attached report for a detailed description.

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

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

The Washoe County Assessor lists the site address as 350 Calle de la Plata.

2.
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APN of Parcel
Master Plan
Desionation

Current
Zonino

Existing
Acres

Proposed
Zoninq

Proposed
Acres

534-s71-01 SR, | . Comm. LDS. I. NC 58.49 MDS 58.49

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

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

Zoninq Use (residential, vacant, commercial, etc,)
North LDS Single Family

South OS Storm Water Detention Facility
East NC and I Vacant

West NC, GR, HDR, LDS Single Family and Vacant

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

The project site is vacant and undeveloped. Refer to attached report for a detailed description and
exhibits depicting existing onsite conditions.
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4. Describe the natural resources associated with the site under consideration. Your description should
include resource characteristics such as water bodies, vegelation, topography, minerals, soils and
wildlife habitat.

The site is generally flat and does not contain water bodies, cultural or historical resources, wildlife
habitats, etc. and is vegetated with natural plant materials. Refer to attached report for a detailed
description and site photos.

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, significant hydrologic resources
or major drainages or prime farmland?

D Yes ENo

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

B Yes tNo

Explanation:
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7. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.g. Cold Springs, Warm Springs, etc.] require
proof of water rights be submifted with applications. Please provide copies of 

-all' 
wat-r rights

documents, including chain of title to the original water right holder.)

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):

lnformation on water rights will be provided with a forthcoming tentative map. Refer to attached
report for additional details.

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.

The zone change represents a de-intensification in land use. Refer to attached report for additional
details.
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a. Permit # acre-feet per year
b. Certificate # acre-feet per vear
c. Surface Claim # acre-feet per year
d. Other # acre-feet per year



8. Please describe the source and timing of the water facilities necessary to serve the amendment:

a. System Type:

tr lndividualwells

U Private water Provider:

I Public water Provider: Truckee Meadows Water Authority

b. Available:

t Now tr 1-3 years D 3-5 years o 5+ years

c. ls this part of a washoe county capital lmprovements program project?

d. lf a public facility is proposed and is cunently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism foiensuring
availability of water service:

I' What is the nature and timing of sewer services necessary to accommodate the proposed
amendment?

a. System Type:

tr lndividualseptic

I Public svstem Provider: Washoe County

b. Available:

t Now tr 1-3 vears O 3-5 years E 5+ years

c. ls this part of a washoe county capital lmprovements program project?

tr Yes tNo

MPA15-003 & RA15-005
EXHIBIT O



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.

Not applicable.

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

Calle de la Plata and State Route 445 (Pyramid Highway). Refer to aftached traffic impact study for
in depth details.

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

12. Community Services (provided and nearest facility):

a. Fire Station Truckee Meadows Fire Protection District - Spanish Springs Station

b. Health Care Facilitv Renown or St. Mary's Urgent Care - Los Altos pkwy.

c. Elementarv School Spanish Springs

d. Middle School Shaw

e. Hish School Spanish Springs

f. Parks Lazy 5 Regional Park, Eagle Canyon Park
g. Library Washoe County - Spanish Springs Branch

h. Citifare Bus Stop Pyramid Highway @ Queen Way
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Proiects 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 tne tottowing
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 oi
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 tNo
2- Will the full development potential of the Regulatory Zone amendment increase housing by 625 or

more units?

D Yes tNo

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

tr Yes lNo

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

tr Yes INo

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

O Yes INo

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

tr Yes tNo

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

tr Yes INo

MPAI5-003 & RZAI5-005
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Applicant Comments

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. lelease referrer
to Article 82'l of the washoe county Development code for the list of Findings.)

Please refer to the attached report for a detailed project description, impact analysis, and analysis of
applicable Washoe County policies and findings
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9114tn15

Washoe Gounty Tteasurer
Tammi Davis

Account Detail

Account Detail

Back to Search Results Change of Address

Washoe County Parcel Information

Print this Page
Pay Online

No payment due for
this account.

Parcel ID

s3457 10 1

Status

Active

Last Update

9ll2/20t5 2:L7:46
AM

Current Owner:
JACIE LLC
C/O DOUGLASS PROPERTIES LLC
3820 LONE TREE LN
RENO, NV 89511

Taxing District
4000

SITUS:
350 CALLE DE LA PLATA
WCTY NV

Geo CD:

Af,OUNT ABOVE WLL POPULATE
AFTER PAYIIIENT TYPE IS SELECTED

Please make chacks payable to:
WASHOE COUI{TY TREASURER

ilailing Addrebs;
P.O. Box 30039
Reno, tW 89520€039

Overnlgh( AddE3s:
1001 E. Ninth St., Ste Dl40
Reno. tW 89512-2845

Section 23 Lot 23 1 0 1

Legal Description

Su bdiv i s_ion Na me 
=_U]_S_!EC 

I FI E D Town s h i p 2 1 Range 20

Tax Bill (Click on desired tax year for due dates and further details)
Tax Year

2015

2014

Net Tax

$680.44

$680.46

Total Paid

$680.44

$680.46

Penalty/Fees

$0.00

$0.00

Interest

$o.oo

$0.00

Balance Due

$0.00

$0.00

20 13 $580.44 $680.44 $0.00 $0.00 $0.00

20t2 $8so.s8 $8s0.s8 $0,00 $0.00 $0.00

ryffiryry

MPAI5-003 & RZAI5-005
EXHIBff O 111

201 1 $899.14 $899.14 $0.00 $0.00

Total

$0.00

$0.00

ALERTS: ll your Bal pmperty taxes aG delinquent, the search Esults displayed my not refbct the @rect amount owing pl€ase
contacl our offrce for the curont amount due.

For your convenience-, onlne paynEnt is available on thb site. Edleck paymnts ale accspled without a fee. However, a seruice
fee does apply for online credit card payments. See PayrlEnt lnformation for detaits.

provkled for th€ data hereh, ils tlse, or its hterpretation. lf you have any qudstions, please contracl us at llls) 329-2510 or tax@washoecounty.us

This site is b6t vieiled using Gooqle Chme, lntemt Erdors i.l, Mui[a Firetox tr Ssfsi.

htF://nv-washctreswer.manafon.cornff#ffa<Searciy'Accoun0etail.aspx?p 5u571018tr212710



TRAFFIC IMPACT STUDY

FOR
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Single Family Residential Development located in the Spanish Springs Planned Area situated in Section
23, Township 21 North, Range 20 East, Washoe County Nevada

APN #534-571-0'l

350 Calle de la Plata
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TRAFFIC IMPACT STUDY

FOR

SPANISH SPRINGS AT CALLE DE LA PLATA (LOTS 1.186}

Single Family Residential Development located in the Spanish Springs Planned Area situated in Section
23, Township 21 North, Range 20 East, Washoe County Nevada

APN #534-571-01

350 Calle de la Plata

Prepared for:

Blackstone Development Group

333 N. Wilmot Road, Suite 340

Tucson, M 85711

(520) 618-5378

Prepared by:

STAR Consulting

439 W, Plumb Lane

Reno, NV 89509

SUBMITTED:

September 15,2015
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Exrcurrvr Suutrrnny

This study evaluates the potential traffic impacts of the proposed residential subdivision Master Plan

Amendments, Zoning Amendment and Tentative Map in northern Spanish Springs on the nearby roadway

system.

PROJECT DESCRIPTION

The subject property is located on the northeast quadrant of the Calle de la Plata and Pyramid Highway

intersection in Washoe County, Nevada. The proposed zoning is for residential development of a density of

3.0 dwelling units per acre.

PROJECT ACCESS

One primary entrance is proposed to serve the subdivision and is to be located on Calle de la Plata. Direct

access to Pyramid Highway is under discussion with the adjacent land owners, but is not proposed at this

time. A secondary emergency access is proposed on Calle de la Plata via a cross-access agreement with

the property to the east of the subject property.

STUDY INTERSETIONS AND SCENARIOS

The following study intersections were analyzed, consistent with previous studies of the site:

. Calle de la Plata / Pyramid Highway

o Calle de la Plata / Prolect Primary Access

AM and PM weekday peak hour intersection level of service was analyzed for the following conditions:

e Existing Conditions

o 2016 Background Conditions

o 2016 Background plus Project

Daily roadway segment level of service was analyzed for the following conditions:

o Existing Conditions

. 2016 Background Conditions

. 2016 Background plus Project

EXISTING CONDITIONS

AM and PM weekday peak hour intersection turning movement volumes were collected and used to analyze

intersection level of service. The Calle de la Plata/Pyramid Highway intersection currently operates at LOS

F during the AM and PM peak hours.
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PROJECT CONDITIONS

The estimated trip generation for the proposed development is 1,675 daily, 131 AM peak hour, and 177 PM

peak hour vehicle trips. lnternal capture and pass-by reductions are not applicable to the proposed use and

have therefore been excluded in the trip generation estimate.

EXISTING PLUS PROJECT CONDITIONS

The Calle de la Plata / Pyramid Highway intersection operates at LOS F under existing plus prolect

conditions without planned regional roadway improvements. The Calle de la Plata / Primary Access

intersection will operate at acceptable levels of service with side-street stop controls.

REGIONAL ]MPROVEMENTS

The following planned regional roadway improvements are listed in the RTP:

o Pyramid Highway - Widen from two lanes to four lanes, from Sunset Springs Lane to Calle de

la Plata

The Spanish Springs Area Plan also recommends a traffic signal at the Calle de la Plata / Pyramid Highway

intersection.

With the planned regional roadway improvements, the Calle de la Plata / Pyramid Highway intersection is

expected to operate at LOS C and D during the AM and PM peak hours, respectively.

The Pyramid Highway and Calle de la Plata daily traffic volumes near the prolect site were compared to the

Regional Transportation Commission's (RTC) daily level of service thresholds. The roadway segments will

operate at LOS D or better with the planned roadway improvements.

The RTP avoids recommending specific intersection improvements, recognizing that the specific

intersection configurations should be determined at the time when the conidor is improved and actual

turning movements are known. The RTP prolect listed above assumes that intersection upgrades will be

accomplished with the widenings.

A. Punpose oF REpoRT AND STUDy Oatrcrrves

ln order for Washoe County to operate and maintain the roadway network as safely and efficiently
as possible, it is necessary to evaluate the impact of development generated traffic. Such impact
can be identified by conducting a Traffic lmpact Study (TlS). A Traffic lmpact Study was completed
by Fehr and Peers in August of 2009 at the time of the Zoning Amendment application for what
was at that time called Village at the Peak. This study focuses on the impacts of a larger area
consisting of single family residential, neighborhood commercial and industrial land uses. The
proposed use of 3.0 residents per acre single-family residential is a decrease from the
projected traffic from the current zoning.

1. Wnsuoe CouNrv

A traffic impact report is required whenever the proposed development prqect will generate 80 or
more weekday peak hour hips as determined using the latest edition lnstitute of Transportation
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Engineers (lTE) trip generation rates or other such sources as may be accepted by the Washoe

County Engineering. Prqects with less than 200 peak hour trips may not need to pedorm an

impact analysis for future years.

The proposed development will generate 177 PM peak hour trips. Due to this estimate of
peak hour trips, a Traffic lmpact Report is required for the proposed development. lmpact
analysis for future years is not required by Washoe County,

2. NrunoeDsranrutet'troFIRANspIRTATIIN

Traffic studies are required by the Department to adequately assess the impact of a proposed

development on the existing and/or planned highway system. The developer will have the primary

responsibility for assessing the traffic impacts associated with a proposed development, with the

Department serving in a review and approval capacity. The traffic study will be the responsibility of

the applicant and must be prepared and sealed by a Nevada Licensed Engineer who has expertise

in traffic studies and transportation planning. Upon receipt of a draft traffic study the NDOT Traffic

Engineering Division will review the study data (sources, methods and findings) and will respond

with written comments. The developer and engineer will then have an opportunity to incorporate

necessary revisions prior to submitting a final report. The NDOT Traffic Engineering Division then

must approve the final report before an application will be accepted. All previous traffic studies that

are more than two (2) years old at the time that construction commences on the prgect will require

updating. This may be waived if conditions have not significantly changed.

More specifically, traffic studies will be required for the for residential subdivision developments

that, although not directly accessing the Department's rights-of-way or highway, will have

significant impact to the traffic on an existing highway.

Because this development will immediately access Pyramid Highway after exiting onto Calle

de la Plata, this report will be provided to NDOT for a cursory review.
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B. Corlclusrorus&RTcoMMENDATIoNS

1: This prqect will generate

131 morning peak hourtrips

177 evening peak hour trips

1,675 average weekday trips

2: The number of hips generated by the proposed residential use is a decrease from the number
of trips proposed with the current mixed use zoning. The proposed residential use is only 58%

of the currently zoned uses (2,888 trips).

3: This analysis demonstrates adequate regional roadway improvements are planned to
accommodate regional grov'tth. Acceleration of the planned improvements is a viable option

since regional projects are re-evaluated and prioritized every two years.

4: Although intersection improvements are planned by the RTC, the installation of a left turn lane

at the Calle de la Plata / Pyramid lntersection should be considered with this development.

5: The proposed development will have no negative impact on the surrounding road network or
intersections.

6: The proposed development will have no measureable impact on the level of service of the
adjacent segments or intersections, when regional improvements (traffic signal at Calle de la
Plata) are completed.

The adjacent roadways are currently operating under capacity.

When the new driveway is constructed, it is further recommended that curb access ramps be

installed and care be taken to insure ADA slopes to match the existing sidewalk are
maintained.

9: The prolect intersections must be designed to provide adequate sight distances, in

conformance with Wahoe County standards.

10: All signs and pavement markings associated with the development must conform to the
MUTCD or Washoe County requirements.

7:

8:
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C, CoruronunNCE wrTH SpnutsH Spnruos Vrsrou Rruo CHRnRcrrR STRTEMENT

Policy SS.17.2 of the Spanish Springs Area Plan requires compliance with several traffic related

criteria. Our response based on the traffic analysis follows the text for each specific item,

b. A traffic analysis has been conducted that clearly identifies the impacts to the adopted

level of service with 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.

RESPOME This study demonstrates that acceptable levels of service can be maintained

on the regional roadway system.

e. lf the proposed intensification will results 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 wriften request from the Regional Transportation

Commission.

REPOilSe This study discusses the potential impacts and timing of improvements outlined

in the RTC plan as well as developer financed improvements.

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 the Washoe County and Regional transportation plans AND the necessary

improvements are scheduled in either Washoe County Capital lmprovements Program or Regional

Transportation lmprovement Program within three years of approval of the intensification.

RESPOIISE: The improvemenfs necessary to accommodate regional traffic flows and this
project can be timed appropriately to avoid adverse trafftc impacts.
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il lrurnooucroN

A. SrrE nruo Sruoy Anen BouruoRnrrs

The proposed development is located on approximately 58.5 acres in the Spanish Springs Planned

area within Washoe County. The prqect address is 350 Calle de la Plata. The parcel number is

534-571-01and is situated in Section 23 of Township 21, Range 20. The existing topography is

gently sloping in uniform slope toward the northwest.

The pqect is within the jurisdictional boundaries of Washoe County, in Spanish Spilngs. The
proposed development is located just east of, but does not abut, State Road 445 (Pyramid

Highway) and north of Calle de la Plata. The existing site is undeveloped and bordered by

residential to the north and east as well as undeveloped areas and commercial uses to the west.

The existing zoning is neighborhood commercial (NC), industrial (l) and suburban residential (SR),

This report is being prepared in conjunction with a Master Plan Amendment Application, a
Rezoning Application and a Tentative Map Application. The proposed zoning is residentialwith
a development density of 3.0 dwelling units per acre.

There are several existing roads and driveways in the vicinity of the subject parcel. State Road

445 (Pyramid Highway) is located west of the subject property, Calle de la Plata will serve as the
primary access for the development. The existing road, Dykes Court, is located south of Calle de

la Plata and is in the alignment of the proposed primary access point to the development. Direct

access to Pyramid Highway is not proposed at this time but is being discussed as an alternative. lf
such access were to be pursued it would be in the alignment of and at the existing access point of
Partel Road (called Sha Neva Road). The next access to Calle de la Plata is Echaniz Court, north

side, located approximately 1,900 feet east of the proposed primary access point.

The study limits for this Traffic lmpact Study are limited to the proposed primary access
point at Calle de la Plata and the existing intersection of Calle de la Plata and Pyramid
Highway.

An Aerial lmage with existing roadways labeled is shown in Exhibit ll.A for reference.
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Exhibit ll.A:Aerial lmage and Existing Roadways

Source: Google Eafth lmagery Date 04/29/14
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B. Exrsrrue AND pRoposED stTE usES AND DENSIIES

The proposed development, as shown on the site plan, is a residential subdivision with a density of

3.0 dwelling units per acre, The average proposed lot size is 7,000 - 8,000 SF. The balance of

the site is proposed as common area to serve the dnainage and recreation needs of the

development. The proposed on-site roadways are public roads. Due to the lot size of less than

0.5 acre, standard roadway section B as shown in the Washoe County standard drawing W-1.2 is

applicable to this site. The proposed right-of-way is 42' or 52' throughout the development.

The use of a standard cul-de-sac, per Washoe County standard drawing W-7, is required at any

end sections of roadway. This may be used as a temporary feature for phased development or as

a permanent paved tumaround as needed for site design.

The proposed development cunently has one access point from Calle de la Plata. While the

access to SR 445 is under discussion, no agreement for access has been reached at the time of

this report. A secondary, emergency access point may be necessary for a development of this

size. The Washoe County standard drawing W-1.5 provides for a Permanent Emergency Access

Road that can be used with the approval of the County Engineer. Furthermore, a cross-access

agreement is under discussion with the property owner to the east. This is the recommended

secondary access.

The standard drawings are shown for reference in Exhibit ll.B.
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Exhibit ll,B: Washoe County Standard Drawings (for reference)
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C. ExIsrIuc AND PROPoSED USES IN VICINITY oF SITE

The Washoe County GIS provides access to vicinity maps which show the existing uses and

zoning in the vicinity of the subject parcel,

The vicinity maps from the Washoe County GIS are shown for reference in Exhibit ll.C.
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Exhibit ll,C,2: Washoe County GIS - Topography in Vicinity of Site
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Exhibit ll.C.3: Washoe County GIS - Master Plan Designation in Vicinity of Site
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Exhibit ll.C.4: Washoe County GIS - Existing Zoning in Vicinity of Site

Trio Estimate for Cunent Zonins:

Residential: 718 trips

lndustrial: 972 trips

Commercial: 1,198ttips

2,888 cunently zoned dally tips
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D. Exrsrrrue Rruo PRoposro RoRowAys AND lrutrnsrcrtoNs

Existing roadways, intersections, geometrics, traffic control devices and improvements proposed

by govemmental agencies are planned from the cunent year through 2035. No publicly funded

capital improvement projects are planned for the project vicinity until the 2023-2035 project plans.

No further details are available for the projected improvements.

The project maps are shown in Exhibit ll.D.

As shown in Exhibit ll,D.1, the plans for Pyramid Highway for project years 2013-2017 are limited

to south of US 395.

Exhibit ll.D.1: Capital lmprovement Project Plans 2013-2017
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As shown in Exhibit ll,D,2, the plans for Pyramid Highway for project years 2018-2022 are limited

to south of US 395.

Exhi bit I l. D.2 : Capital I mprovement Project Plans 2018-2022
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As shown in Exhibit ll.D.3, the plans for Pyramid Highway for project years 2023-2035 include the

Calle de la Plata intensection.

Exhibit ll,D,3: Capital lmprovement Project Plans 2023-2035
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1. Srnre Rono 445 (Pvanwo Hrcuwnv)

Pyramid Highway is a north-south NDOT facility that runs from lnterstate 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 subject property. The RTP 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.

Existing RM Width: 175'

Future RM Width: 175'

Number of Thru Lanes: 2 (NB & SB)

Turn Lanes: RTL (MB&SB)

No Acceleration or Deceleration lanes

Posted Speed Limit: 55 MPH

AADT: 10,500

Medians: No

On-street Parking: No

Sidewalks: No

Bike route: No

Nevada Department of Transportation publishes traffic volumes for State Road 445.

Traffic count station 0311032 is located .375 mi north of Sunset Springs Road, south of

Calle de la Plata. This station indicates a consistent traffic count from 2008 to 2013 of

approximately 10,500 trips. The traffic volume data has been included in Appendix B of

this study.

Cntte DE LA PLATA

Calle de la Plata is a four lane roadway west of Pyramid Highway and a two lane roadway

east of Pyramid Highway. The RTP lists Calle de la Plata as a Low Access Control (LAC)

Collector west of Pyramid Highway.

Existing RM Width: 80'

Future RM Width: 80'

NumberofThru Lanes: 2

Tum Lanes: 0

Posted Speed Limit: 40 MPH

AADT: 3,900

Medians: No

On-street Parking: No

Sidewalks: No

Bike route: No

2.
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TRANSIT, BICYCLE AND PEDESTRIAN FACLITIES

No existing or planned transit routes access Pyramid Highway or Calle de la Plata in the vicinity of

the project. Bike lanes and sidewalks are present on Calle de la Plata west of Pyramid Highway.

Exhibit ll.D.4: lntersection Aerial and Photos
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Calle de la Plata looking east, toward subject property

Calle de la Plata looking west, toward Pyramid Highway
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lll. Srre Pmu ReournEMENTS

Provide a scaled site plan, including building locations, driveways, and intemaltraffic and parking areas.

ldentify all points of access, existing and proposed, and tie to existng highway engineering stationing. This

shall include a// access points both adjacent to and on the opposrte side of the highway for the length of the
proposed development. Ihe stte plan shallshow fhe locations and dimensions of all proposed and existing

roadway accesses, highway trafftc lanes, medians, pavement striping and mafings, and slgns involved in

the analysis and proposal. The site plan shallalso shor,v the efisting and propwed facilities for pedestian

traffic. The site plan shall include provisions for seruice and delivery vehicle traffic generated by the srte,

Access points expected to be used by seruice vehicles shall have tuming paths sufficient to allow seryice

vehicles to enter and exit fhe srte withott encroaching upon opposing lanes, curbed areas or unpaved

areas.

The Preliminary Site Layout is included in Appendix A of this report for reference, At the time of this report,

the Map Amendment and Rezoning Application for this project is under review with Washoe County

Community Development,
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IV, Exrsrruc Tnnrrrc CouNrs
lntersection tuming movement counts were collected at the Calle da la Plata/ Pyramid Highway intersection

during the AM (7:00AM to 9:00AM) and PM (4:00PM to 6:00PM) peak periods in August 2008 for the

previously completed analysis. Nothing significant has changed in the vicinity or collected data to indicate

that new traffic counts would reflect anything different from previously reported. For that reason, the

previous data has been maintained for this report. The existing volumes, shown in Exhibit lV, were used to

analyze the level of service at the study intersection. Detailed intersection movement data is provided in

Appendix J.

The Calle de la Plata / Pyramid Highway side street approach operates at LOS F during the AM and PM

peak hours. The overall intensection is shown to operate at LOS A.

Exhibit lV: Existing Traffic
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V. Tntp Grruennrrorrt

The future traffic from the prolect is estimated using the trip rates contained in the lnstitute of Traffic

Engineers' Trip Generation, 9th Edition, as well as additional studies, data and estimations. All referenced

ITE material is provided in the Appendix of this report. The number of trips generated is the mathematical
product of land use intensity and the trip generation rate. The result is the total number of one-way trips (not

round trips) expected to be generated by the prqect. These hips represent the number of vehicles

estimated to enter and leave the prolect. All of the estimates are based on the number of dwelling units
(homes). The ITE land use code 210 is specific to the single-family detached residential home. The ITE

estimated 9.57 ADT per dwelling unit, 1.01 PM Peak Hour trips per dwelling unit and 0.75 AM Peak Hour

trips per dwelling unit.

It should be noted that the proposed action is a zoning amendment, and as this study analyzes the potential

impacts results from an amendment, trip generation for the existing zoning should be subtracted to show the
difference in traffic levels. However, because the existinq zoninq is more intense from a traffic perspective,

that calculation would result in neqative intersection movements. Alternatively, this analysis is showing the
impact of the residential development regardless of the existing zoning and evaluating the impact of that
development without a credit for the zone amendment.

Based on the above trip generation rates, the AM and PM peak trip generation is estimated as shown in

Table V.1.

The average daily trips are shown in Table V.2.

Table V,1 : AM and PM Peak Trip Rates and Trip Generation

land Use Unit No. Units ITE Catet. AM Peak Trips
Per Unit

PM Peak Trips
Per Unit

Single-family Dwelling Unit L75 270 0.75 1.01

AM Peak Hour Trips:

175 units X 0.75 trips/unit =

Distribution:

PM Peak Hour Trips:

175 units X 1 .01 trips/unit =

Distribution:

131 AM Peak Hour trips

Enter: 25% (33 trips)

Exit: 75% (98 trips)

177 PM Peak Hour trips

Enter: 640/0 (113 trips)

Exit: 36% (64 trips)

Table V.2: Average Daily Trip Rates and Trip Generation

land Use Unit No. Units ITE Categ. Trips/ Unit ADT

Single-family Dwelling Unit 175 2t0 9.57 1,675
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SITE TRIP DISTRIBUTION

The estimated trip distribution for the subject property shown in the following exhibits and described as

follows:

. 35% to/from the north on Pyramid Highway

. 45o/o to/from the south on Pyramid Highway

. 20o/o to/from the west on Calle de la Plata

o 5o/o to/from the east on Calle de la Plata

Exhibit V.1 demonstnates a summary of the Trip Distribution and Exhibit V.2 demonstrates the Site Trips.

Exhibit V.1: Site Trip Distribution

SITE DISTRIBUT!ON
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Exhibit V.2: Site Trips

SITE TRIPS

PROPOSED

DEVETOPIIEITIT

CAtLE DE LTAPLATA
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A. Noru-Srru TnRrrrc FoRrcRsrrruo

Based on the traffic volume counts provided by Nevada Department of Transportation, traffic volumes have

remained relatively steady or decreased over the past few years, ln order to account for potential economic

rebounding, we estimated a conservative 3% increase per year in background traffic for the "no-project"

condition.

Exhibit V.A demonstrates a summary of the Future Traffic Volumes without the Project for 2016.

Exhibit V.A: Future Traffic Volumes WITHOUT the Project

FUTURE TRAFFIC WITHOUT PROJECT
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B. Tornl Tnnrrrc

Site traffic volumes were added to the background traffic to prqect total traffic for the horizon year 2016.

The resulting peak hour tuming volumes at the project intersection and driveways are demonstrated on

Exhibit V.B.

Exhibit V.B: Future Traffic Volumes WITH the Project

FUTURE TRAFFIC WITH PROJECT
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DEVELOPMENT
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vt. TRRrrtc ltrlpncr nuo Cnpncrry Arunlysts

A, Lrvrr op Senvrcr

Level of service is a qualitative description of how well a roadway or intersection operates under prevailing

traffic conditions based on haffic volumes and capacity, A grading system of A through F is utilized. LOS A

is free-flowing traffic, whereas LOC F is forced flow and extreme congestion.

ROADWAY ANALYSIS

The following excerpt from the Washoe County Regional Transportation Plan gives a detailed qualitative

description of the conditions that conespond to each level of service:

ros Cmdiffon slTrrfFc Horu
A Free flow; individual users are virtually unaffected by the presence of others in

the traffic stream
B Reasonably free flow; the presence of other users in the traffic stream begins to

be noticeable
c Stable flow; each user is significantly affected by the presence of others
D Approaching unstable flow; users experience poor level of comfort and

convenience

E Unstable flow; users experience decreasing speed and increasing traffic
F Forced or breakdown flow; users experience frequent slowing and vehicles move

in lockstep with the vehicle in front of it

The level of service standards used by the RTC for assessing the need for street and highway

improvements at a planning level are shown in in the following table:

ln previous years and at the time of the previous study for this area, the RTC utilized maximum service flow

rates based on the facility type, number of lanes and the average daily traffic on the facility. New software
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LOS D r All regional roadway facilities projected to carry Iess than 27,Offi ADT at the
latest RTP horizon

LOS E r All regional roadway facilities projected to carry 27,ffi or more ADT at the latest
RTP horizon

LOS F a Plumas Street-Plumb Lane to California Avenue

Rock Boulevard-Glendale Avenue to Victorian Avenue

South Virginia Street-Kietzke Lane to South McCarran Boulevard
Sun Valley Boulevard-2"d Avenue to Sft Avenue
lntersection of i,lorth Virginia Street and Interstate 80 ramps

a

a

a

a

Except as noted above, all intersections shall be designed to provide a levelof service consistent with

maintaining the policy level of service of the intersecting corridors.
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allows the RTC to perform more a refined analysis of the level of service on the region's roadways. The

current method of establishing the level of service on a roadway is based on the ratio of the volume of traffic

to the capacity of the road (V/C). This methodology is widely accepted in the industry as a more accurate

method of calculating level of service. The following table shows the projected LOS based on the V/C ratio:

LTIS v/c
A 0.00 to 0.6O

B 0.61to 0.70

c 0.71 to 0.80

D 0.81to 0.90
E 0.91to 1.00

F Greater than 1.00

The following table presents the previously accepted level of service thresholds for roadway segments:

TABLE 2
RTC AVERAGE DAILY TRAFFIC ROADWAY LEVEL OF SERVICE

THRESHOLDS BY FACIUTY TYPE

Facility Typ€ maximum Servlcc Flil Rtts (Daily) forGiven Servlcs Lowl

Number of Lanes LOS A LOS B LOS C LOS D LOS E

Frsffa
4 s 28,600 42.7@ 63,500 80,000 90.200

6 < 36,300 61,2m 91,100 114,m0 135.300

I 51.1 00 81,500 121.m 153.200 180.400

10 63,8m 101.900 15r,800 191_fl)o D5.fio
Ar

2 nla 9,400 17.3,m 19.2m 20,300

4 nle 20..m0 36,1 00 38,400 /10.600

6 nla 31,600 54,700 s7,6oo | 60,900_

I nla 42.ffi 73,200 76,8m 81.300

Artej irl - ModeEte Acc BsB Control (fACl
nla 5.500 14,800 i7,soo i 18.600

4 nle 12.000 32,200 35.200 36.900

6
^la

18.800 ,19,600 52.900 55,400

8 Na 25.600 66,800 70,600 
I

73.900

rtedal - Low Acce! Contiol (l-AC)

2 nla ale 6.900 13.l()0 15,100

4 nla nla 15,7m 2A.m 30.200

6 nla ile 24,8@ 43,100 45.400

ffi f-,v" 34.0m 57.600 60,600

Arter ial - Ultra-Low Acc rss Conbol (ULAc

Na nla 6,500 13,300 11,2N

Na nla 15,3m 27.300 28.600

6 ila I n/a

f "/a-
24,100 4 1.200 43.m0

n/a 33.300 55.2m 57,1100

Arter ial - Ultn-Low AcE arr Control (ULAC

2 nla Na 6,500 13,300 i 14.200

1 nle nla 15.300 27,W 28,600

6 nla nla 24,1m 41.2m 43.0@

8 nla nla 33,300 55.200 57.400

Colle :tor - Ultta-Low Ac ce33 Control (ULAI)
2 nla nla 7,300 8,500 I e,roo

Contact the RTC Planning Dopartrent for LOS thr€shold for colec-tor facilitbs ,Ah a@s @ntEls other than ultE-bw aess csttol

iourca: Washe County 2040 Regimal TEosportation Plan. RTC

Exhibit Vl,1: Level of Service Table - RTC
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The Nevada Department of Transportation (NDOT) maintains a policy of LOS D or better on their
facilities. Since Pyramid Highway is an NDOT facility, LOS D or better was used as the standard for
analysis. Any intersections or roadway segments that degrade from LOS A, B, C, or D to LOS E or F

shall be considered an impact,

Based on the above RTC guidelines, the LOS D threshold for Pyramid Highway south of Calle de la Plata is

19,200 trips and north of Calle de la Plata is 17,500. The expected volume on Pyramid Highway with the

proposed development and an increase for future regional traffic is 12,595 trips (V/C=0.71).

The expected level of service for Pyramid Highway with the future development is LOS C.

Based on the above RTC guidelines, the LOS E threshold for Calle de la Plata east of Pyramid Highway is

9,100 trips. The expected volume on Calle de la Plata with the proposed development and an increase for

future regional traffic is 5,692 trips (V/C=0.63).

The expected leve! of service for Calle de la Plata with the future development is LOS B.

INTERSECTION ANALYSIS

Sig n alized I nfersectrons

Signalized intersections were analyzed using the methodology contained in the Highway Capacity Manual.

This methodology determines the level of service by comparing the average control delay for all vehicles

approaching the intersection to the standard delay thresholds.

U n- si gn alized I ntersecti on s :

Un-signalized intersections (side-sheet stop-controlled) intersection level of service calculations were

conducted using the methods contained in Chapter 17 of the Highway Capacity Manual. The LOS 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{urn

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 the lane.

Table Vl.2 on the following page, an excerpt from the previously completed study, shows the lntersection

Level of Service Definitions.
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TABLE 1

INTERSECTION LEVEL OF SERVICE DEFTNITIONS

Level of
Service

Description
Signalized

lntersections (Average
Contro! Delay) I

Unsignalized
lntercections (Average

Control Delay) 
2

A
Represents free flow. lndividual users are virtually
unaffected by others in the traffic stream.

<10 <10

a Stable flow, but the presence of other users in the
traffic stream begins to be noticeable.

> 10 to 20 >10to15

Stable flow, but the operation of individual users
becomes significantly affected by interaclions with
others in the traffic stream.

>20to35 > 15 to 25

D Represents high-density, but stable flow. >35to55 >25to35

E
Represents operating conditions at or near the
capacity level.

>55to80 >35to50

F Represents forced or breakdoran flow. >80 >50

Sources:

' HCM 2OOO, Chapter 16, Signalized lntersections. Values shown are in seconds/vehicle.

' HCM 2o^o, Chapter 17, Unsignalized lnterseclions. Values shown are in secondJvehicle.

Exhibit Vl.2: lntersection Level of Service Definitions

The Calle de la Plate/Pyramid Highway intersection operates at LOS F with and without the addition of the
proposed project generated trafiic. The primary entrance will operate at acceptable levels of service with

side street stop controls.

A traffic signal is planned at the Calle de !a Plata/Pyramid Highway intersection to improve
operations to an acceptable level.

Overall, the proposed development, with the planned improvements, will have no perceived or
measureable impact on the leve! of service of the adjacent segments or intersections.

B. RoRownylupnoveurrurs

This prolect was evaluated for the need to install turn lanes at the existing intersection of Calle de la Plata

and Pyramid Highway. A tum lane "warrant" is a justification for constructing a tum lane, based on traffic
volumes at an intersection. Turn lanes are warranted based on these criteria when the peak hour tum lane

volume exceeds a trigger based on the two-way daily volume (ADT) on the roadway. The thresholds are as

follows:

ADT: 2,500-5,000 Max Peak Hour Trips: 100

5,000-10,000 70

>10,000 40

There are more than 10,000 vpd and more than 40 peak hour trips at the existing intersection. A left turn
lane is warranted,
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VII.

tMajor Street iMinor Street
11 7516053421ltll75i60153i42i

100 80 70 , 56
i100 : 80 70 56

; 750 , 600 ; 525 . 420

I 900 720 630 504

I soo 720 , 630 so4
750 600 525 420

I

| -r^- --- L---- -- --:^- 
Vehicles per hour on higher-

rNumber of tanes for mov]ng trafficivehicles ,:l[:it on maior: 
_-__-_Ull. _ _L ,__-on each approach 

i (,oa"t or uiiffiproaches) I minor-street approach (one
, . 

_srF.v:-'.L_, , {rect!o4 opty)i j \w..' {rectlon onlY)
ir'lijoi siieet .l'rinor streei ioo.zr" aovob 7oo/oc' 56yod' 1000/ou 1 so%t t. looti' ', i6o/ooMajor Street Mino_r Street 1000/ou 80o/oo 70o/o' 560/o" 1000/ou j 80Vo' i. 70o/o' : 56oh

1 - r 5oo +oo 3so . 28o 1so I rzo i ros i s4
2 or more 1 600 480 420 336 150 : 120 1 105 . 84
i2 or more 2 or more 600 480 42o t, 336 200 , t6o , 140 172ri z qr.n9r9__*"-"_-. . -_:gQ_.--1p-0_ -3.-s-0--,-.?p-q .. - ?-9.0- -*{-q--j--#g- f- .UZ

L---- -- --:--, 
Vehicles per hour on higher-

traffic Vehictes p.-:I.-:r on major, '= votumei street
| (.o,"r or uiii'-a-pproa.ches) , -''"';"i:'oiloT!li;1n r'""

TRnrrtc Srcrunls

The public often views traffic signals as a cure-all for traffic problems at intersections. As a result, traffic

signals have often been installed at intersections where less restrictive traffic control would have been more

appropriate and effective. Traffic signal warrants have been developed to establish minimum criteria for

evaluating the need for a traffic signal at a specific intersection. These warrants do not define the need for a

traffic signal, but merely indicate where further study of a traffic signal installation is justified. When properly

justified and installed, traffic signals can have many positive benefits, However, traffic signals also have

negative impacts, particularly if the signal is improperly justified or installed. The nine warrants outlined by

the MUTCD, Section 4C have been evaluated for the proposed intensection. lt should be noted that these

warrants have been evaluated using average daily traffic counts and not hourly counts. For that reason, the

trips applied to each warrant have been conservatively estimated using the available data.

Warrant 1: Eiqht Hour Vehicular Volume

The project ADT for Pyramid Highway is 12,595 trips (524 vph) and for Calle de la Plata is 5,797 trips (242

vph). The estimated volumes indicate that while Pyramid Highway is one lane in each direction, this warrant

would apply. However, the planned improvements to widen Pyramid Highway remove the warrant.

100o/ou 80yob 7oo/o' 56o/od 

" 
roovo" I so%o t, 7oo/o' ' 56o/oo

2 or more
2 0r more
1

1

:2 or more
'2 or more

" Basic minimum hourly volume
b Used for combination of Conditions A and B after adequate trial of other remedial measures

' May be used when the major-street speed exceeds 40 mph or in an isolated community with a population of less
than 10,000
d May be used for combination of Conditions A and B after adequate trial of other remedial measures when the
major-street speed exceeds 40 mph or in an isolated community with a population of less than 10,000
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Warrant 2: Four-hour Vehicular Volume

For a vehicle per hour on the major street (total of both approaches) of 524vph, the minimum number of

vehicles per hour on the minor street (higher volume approach) is 265vph, The estimated242uph for Calle

de la Plata is below this threshold.

Figure 4C-1. Warrant 2, Four-Hour Vehicular Volume

IIII
2 OR lvtORE LANES & 2 OR MORE LANESlttt

llrr
2 OB MOPE LANES& 1 LANE

MINOR
STREEI
HIGHER.
VOLUME

APPROACH.
VPH

lLANE&1LANE

1 1t'
liil'

:r(f:, 4C{ 5n0 6t0 7,10 Am +30 r rr.)4 I t 0C I iil{t 1 3crl r {0[,

I/AJOF STREET_TOTAL OF BOTH APPROACHES_.
VEHICLES PEB HOUtr (VPH)

'Nole 115 vph apphes as th€ lo,/ier threshoid volun]€, {crr a rninor.sUeet

"?;:JJX#'1"','J;:',IT";l,iH''1!:'ToiH,:fl :ii::I'3#.'
Warrant 3: Peak Hour

The Peak Hour signal warrant is intended for use at a location where traffic conditions are such that for a
minimum of t hour of an average day, the minor-street traffic suffers undue delay when entering or crossing

the major street. This signal warrant shall be applied only in unusual cases, such as office complexes,

manufacturing plants, industrial complexes, or high-occupancy vehicle facilities that attract or discharge

large numbers of vehicles over a short time. This warrant does not apply to a residential prolect.

Warrant 4: Pedestrian Volume

The Pedestrian Volume signal warrant is intended for application where the traffic volume on a major street
is so heavy that pedestrians experience excessive delay in crossing the major street. Pyramid Highway is
not utilized by pedestrians.

Warrant 5: School Crossinq

The School Crossing signal warrant is intended for application where the fact that schoolchildren cross the

major street is the principal reason to consider installing a traffic control signal. For the purposes of this

warrant, the word "schoolchildren" includes elementary through high school students. School children are

not anticipated at this intersection. This warrant does not apply to this section of Pyramid Highway.

4r.rl
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Wanant 6: Coordinated Siqnal System

Progressive movement in a coordinated signal system sometimes necessitates installing traffic control

signals at intersections where they would not otherwise be needed in order to maintain proper platooning of

vehicles. This warrant does not apply to this section of Pyramid Highway.

Warrant 7: Crash Exoerience

The Crash Experience signal warrant conditions are intended for application where the severity and

frequency of crashes are the principal reasons to consider installing a traffic control signal. This warrant

does not apply to this section of Pyramid Highway.

Warrant 8: Roadwav Network

lnstalling a traffic control signal at some intersections might be justified to encourage concentration and

organization of traffic flow on a roadway network. The need for a traffic control signal shall be considered if

an engineering study finds that the common intersection of two or more major routes meets one or both of

the following criteria:

A. The intersection has a total existing, or immediately projected, entering volume of at least 1,000

vehicles per hour during the peak hour of a typical weekday and has S-year projected traffic
volumes, based on an engineering study, that meet one or more of Warrants 1,2,and 3 during an

average weekday; or

B. The intersection has a total existing or immediately prolected entering volume of at least 1,000

vehicles per hour for each of any 5 hours of a non-normal business day (Saturday or Sunday),

A major route as used in this signal warrant shall have at least one of the following characteristics:

A. lt is part of the street or highway system that serves as the principal roadway network for through

traffic flow.

B. lt includes rural or suburban highways outside, entering, or traversing a city.

C. lt appears as a major route on an official plan, such as a major street plan in an urban area trafilc
and transportation study.

The intersection of Pyramid Highway and Calle de la Plata is scheduled for improvement with Pyramid

Highway is widened.

Warrant 9: lntersection Near a Grade Crossinq

The lntersection Near a Grade Crossing signal warrant is intended for use at a location where none of the

conditions described in the other eight traffic signal warrants are met, but the proximity to the intersection of

a grade crossing on an intersection approach controlled by a STOP or YIELD sign is the principal reason to

consider installing a traffic control signal. This warrant does not apply to the proposed intersection or this

section of Pyramid Highway.
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lx.

Vlll. Tnnrrrc Accrorur Dnrn
lntersection crash data for Pyramid Highway and Calle de la Plata was requested and provided by NDOT

and is included in Appendix G of this report for reference. For the five year study period of July 1, 2009 to

July 1,2014 six crashes were reported. Of these crashes, one was fatal; three reported injuries and two

were property damage only. The fatality was a one-vehicle crash where the driver apparently over-

corrected and ran off the road. lt is estimated that the increase in trips at this intersection will not

significantly impact the low number of reported crashes.

Safety related deficiencies for Pyramid Highway (SR445) have not been noted in recent studies or shown in

recent crash data.

NDOT Acce ss Por-rcy

All prqects which have or propose to have access to NDOT roadways must include a separate section

which discusses adherence to the NDOT access policy, Access Management System and Standards,

Direct access to Pyramid Highway (SR445) is not proposed with this development.

There has been some discussion regarding the possibility of adding direct access to the highway through an

adjacent parcel in alignment with the existing Sha Neva Road (Parteli Road). The spacing requirement for

Rural Highways at 55 mph is 0.25 mile. This location would meet the spacing requirements should the

Developer pursue this option for access.

Rrcrorual RoAD lupecr Frr (RRIF)

New development creates a demand for new roadway capacity, The Regional Road lmpact Fee
(RRIF) is a tool to collect the cost of providing the new capacity for new development, The RRIF is
divided into the north service area and the south service area. The funds collected in each service
area are to be spent in the same service area. l-80 is the dividing line between the service areas,
The proposed development falls in the North Service Area, The RRIF fee is $3.783.11 per

sinqle-familv dwellinq, The RRIF funds are designed to build capacity improvements such as new
roads and ramps, road widening and intersection improvements, and to preserve right of way for
future capacity improvements. The fee previously discussed is based on the current fee schedule
asof thedateof thisstudy, ThecurrentfeeschedulewentintoeffectMarch 2,2015.Theamount
of impact fees shall be determined as of the date of payment. The RRIF needs to be paid at the
time a buildino permit is issued or may be deferred to the Certificate of Occupancy, as approved by
the local jurisdiction, RRIF Waivers are issued for capital improvements constructed by new
development. Waivers may only be used to pay the impact fee due within the designated
development of record associated with the waivers.
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APPENDX A:

PRELIMINARY SITE I.AYOUT FOR SPANISH SPRINGS - CALLE DE I.A

PLATA
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APPENDX B:

2013 WASHOE COUNTY TRAFFIC COUNTS
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INFORMATION REPORT: TRIP GENERATION BY ITE
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Trip Generation

By ITE Technical Council Committee 6A6

INFORMATIONAL REPORT

The primary objective of Committee
6A6's report, here summarized, is to pro-
vide traffic and (nnsportation engineers
with a single document and guide on trip
generation rates for all land uses and
building types. It is iniended that the full
report, soon to be published by the ln-
stitute, will be updated periodicrlly.

Members of Committee 6A6 were: Dan
Cherepacha (M); Juergen A. Fehr (M);
Christopher R. Fleet (A); Lawrence
Gassman (M); Larryrence V. Hammel
(lVl ); Herman A. J. Kuhn (M)l Clinton
L, Lefler (M); Gary D. Long (M); and
James B. Saag (M). Special thanks are
given to the U.S. Department of Trans-
portation, Federal Highway Administra-
tion for its assistance in computer pro-
gramming and analysis.

Carl H. Buttke (M )
('hairman

Trip generation rates have been devel-
oped for the average weekday, Saturday
and Sunday lor the peak hours of the
Senerator and o[ the adjacent street traf-
tic. However, in some cases. only limited
data could be obtained and thus may not
be too indicative of a particular building
type. This report is intended as a guide
in estimating the number of trips which
may be generated by a specitic building
or land use.

Variations in generation rates lor the
same building or land use type exist and
have been identified in the report. Be-
cause of these variations, sample size
and special characteristics of a site being
analyzed. extreme care must be made in
the use of the rates. The data in this
report represents weighted averages of
those collected throughout thc United
States since 1966. At specific sites. the
traffic and transportation engineer may
wish to modify the generution rate pre-
sented in this report because of public
transportation service. proximity to
other developments which may reduce
vehicle trip making through walking or
combining trips or because of special
characteristics of the site or the sur-
rounding area.

Definition of Terms. The following
deflnitions of terms are presented to
clarify the terminology used throughout
the text and tables:

Trip: A single or one-direction vehicle
movement with either the origin or desti-
nation (exiting or entering) inside the
study site.

Trip End: The origin or destination of
a trip. Each trip hus two ends. On a daily
husis, each end has two trips: one enter-
ing irnd one exiting lor an attractor of
trips. and one exiting and one entering
flor a producer ol trips. In this report,
trip end refers to a two-direction vehicle
movement at the origin or destination of
a trip.

Auerage Trip Rate: A weighted aver-
age ol the number of trips or trip ends
per unit of related independent variable,
i.e.. trip ends per dwelling unit, em-
ployee, etc. The average rate was calcu-
lated by surnming all trips or trip ends
and all independent variables where
paired data was available and then di-
viding the trip sum by the sum ol the
independent variable to obtain a
weighted average.

Aaerage lAeekday Vehicle Trip Ends
(AWDVTEt: Thc wcighted 24-hour total
of all vehicle trips counted to and lrom a
study site lrom Monday through Friday.

Auerage Trip Rate Jor Peak Hour of
Adjacent Steet Tralfc. The weighted
average trip rate during the hour of the
highest volume of tralfic passing the site
on adjacent streets between 7 and 9
A.M. or between 4 und 6 P.M.

between two or morc rclatcd itcms (vari-
ables) according to a specified criterion,
as: Y:a+bX.

The objective in developing the rela-
tionship between X (independent vari-
able) and Y (dependent variable) is to
determine values of the parameters "a"
and "b" so that the expected error in-
volved in estimating the dependent vari-
able given estimates of the independent
variable will be a minimum.

Correlation Coeficient /R/.' A measure
ol the degree of linear association be-
twecn two variables. The correlation
coefficient indicates the degree of which
the model estimated values account for
the deviations in the individual observed
values of the dependent variable from
their mean value. Numerical magnitudes
for '.'least squares" models range from
- I to + I with larger absolute values rep-
resenting higher degrees of linear associ-
ation. The correlation coefficient for rate
models is undefined when the use of a

constant of trips is better than the use of
the rate model (this does not occur with
least square models) (l'igure l).

Data Collection Procedure

The data analyzed in this report was
obtained from various local govern-
mental agencies. consulting engineers,
universities and colleges and technical
reports from sections of the lnstitute of
Transportation Engineers. No attempt
was made to conduct original field sur-
veys for this initial report.

Auerage Trip Rate tbr Peak Hour of Field Data Collection. Generally, the
Generator: 'fhe weighted trip rate during data has been collected with automatic
the hour of highest volume of traffic en- counters varying from one weekday to
tering and exiting the study site in the seven days, by counting vehicular traffic
A.M. or in the P.M. lt may or may not entering and exiting a site. These counts
coincide in time or volume with the trip cordoned the site and did not include
rate for the peak hour ol the adjacent through traffic. They were made on
street tramc. driveways ol sufficient length to avoid

Independent Variable: A physical double counts of turning vehicles. In
measureable and predictable unit quan- some cases, counts were nondirectional
tifying the study site or generator. i.e., and therefore did not separate entering
building area, employees. seats, acres. from exiting vehicles. Manual counts
dwclling units, etc. supplemented some of the automatic

Regression Equation; An cxpression ol counts to obtain vehicle occupancy and
the optimal mathematical relationship classification, to check the reliability of
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Figure l.

lhe automatic counters and to obtain
directional counts during peak periods
where a nondirectional automatic count
was being made, ln other cases. onlY
munuul counts were made during peak
periods. Thereflore. all data summarized
in this report results in vehicle trip gen-
eration rather than person trip gener-
ation.

Because some data provided only av-
erage weekday volumes, some only non-
directionul peak hour volumes and some
directional peak hour and average week-
day volumes, separate analyses were
made for each type of measuremcnt to
obtain generution rates for various time
periods of the day or week. Therefore, in
most cases, the peuk hour entering plus
exiting rates do not cqual the total two-
way rates. Before the reader uses these
rates, an adjustment in the entering and
exiting rates usually must be made to
equal the total two-way rate.

Data concerning the generator or site
was obtained either lhrough personal in-
terviews. actual measurements, tele-
phone conversations or mail-back ques-

tionnaires.
Data Reports. In alntost all cases, the

data analyzed in this report was con-
tained in published reports listed in the

References, which appear in the full
report. Additional dala was provided
from unpublished analyses by govern-
mental agencies, (irrns or individuals.
The References provide detailed infor-
mation concerning specific generatorsl
numbers at the bottont of the triP
generation rates tables refer to Refer-
ences.

Generation Rate AnalYses

The generation rate analyses were per-

formed by coding the data from euch

source document and then. bY use ol
computer, determining the related varia'
bles, the average trip generation rates

and regression equations.
Coding Format. All data was coded

unilormly on a six-pagc input form. This
[orm was established to permit addi-
tionul land uses not studied thus far and
to add other variables, if necessary. All
dutu was coded to a Standard Metropol-
itan Statistical Area (SMSA ) when
kn<.rwn. The SMSA four-digit code was

obtuined lrom the 1970 Geographic
ldentilication Code Scheme of the Bu-
reuu of the Census,

A three-digit land use code was estab-
lished to identify the types of uses stud'
ied or requiring study. This code (see

Appendix) can easily be expanded to in-
clude uses not presently identilied.

The datu coded and keypunched on
cards permits additional computer anal-
yses lor any one land use or building
ty'pe and un opportunity to examine the
dtta frorn each set and source.

Statistical Programs. Three statistical
computer programs were used to pro'
duce thc rates and regression equutions
and their associated statistics:

l. Stutistics. Statistics lor each vuri-
ablc were developed using Program
BM DO I D "simple Data Description."*
This program, part of a series ol statis-
licul programs developed by the Univer-
.sity o[ (-ulil"ornia at Los Angeles, com-
putcs simplc averages and provides
mersures o[ dispersion of the variables
specilied.

Certuin methods for handling blanks
and special values can be specified by the
user. For this analysis. blanks were not
counted and did not enter the computa-
tions as this situation was the result of
missing data or duta that was not avuil'
able lronr the source studies.
' The output ol this program includes:
meilns: standard deviations: standard er-
rors ol thc means: maximum values;
minimurn values: ranges: and samPle
sizes. All items were calculated for euch

lund use activity measured, e.g.. number
olemployees. persons. vehicles, etc.. and
each trip variable. Only the maximum
and minimum values and sample siz-es

were used lrom this program as the
means produced arg developed by aver-
aging thc mcan ol each set, and thus not
a seighted lrverage.

2. Rate.t. The rates (for all combina-
tions ol' puired variables) were devel-
oped using program MATCH** which
*as written to obtain rates based on the
totuls of each variahle that had valid
drrtu coded lor each source study. These
riltes ciln be quite dillerent from rates
developed using BMDOID. which de-

'('omplelc urer docunrcntation. including bricl de-
rcriptionr of lhc st;rlislicill principlcs involted. is
irvuilahle in "BM t) Biorncdicul ('ompulcr Progrilms
lrllnual." puhlished and distributcd by the Univer-
sitr of ('irlifornil Presr. l2l-l Fulton. Berkelcy,
('rliforni.r 94?10.
.. I)ocunrcntatirrn and source deck can be trbtained
lionr [)rn ]1. Br]ant. Urbun Planning Division.
tederal 1{rghua;- .\dministration, Wirshington.
t) c. 10590.

velops a rate for €ach cas€ first, then

computes an average rate.
The output from this Program (in

matrix format) includes: number of ob-
servationsi means of each dependent
variable with respect to all independent
variables; means of each independent
vuriable with respect to all dependent
variables; and trip rates lor each inde-
pendent/dependent variable combina-
tion. A flow chart of the program logic is
included in the full report together with
an exumple of the comPuter Program
output.

3. Equation.s. Equations were devel-
oped using the "Sub-Program Regres-
si<ln" in the Statistical Package for the
Social Sciences (SSPS),* This is a step-
wise multiple regression program which
allows the choice of independent varia-
bles that will give the "best" final equa-
tion so thut certain statistical limitations
are satisfied. Use of a specified option
allowed the deletion of cases which con-
tain missing data values, Th us, if a value
of either an independent or dependent
variable were missing from the data, the
case involving that variable was elimi-
nated from the calculations.

The output ol the Program includes:
variable means und standard deviations:
simple correlation coefficients; and, for
each step: the variables in the equation;
variables not in the equationi the regres-
sion coefficients for each variable; the
cquation constant: R2l standard error of
estimate: degrees of freedom; and the F
vulue.

Generation Rates

Vehicle trip generation rates. correla-
tion analyses between average weekday
vehicle trip ends and the independent
variables and regression equations were

made for land uses and/or building
types within the following categories:

ITE Land
Use Code Description
000 Ports and Terminals
100 Industrial and Agricultural
200 Residential
300 Lodging
400 Recreation
500 Institutions
600 Medical
700 Office
800 Retail
900 Services

Table I summarizes the average week-
day vehicle trip ends generation rates lor
each land use,/building type studied. For
each measured building or lund use
within the categories in the table, a de-
scription of each has been presented to-

t Nie. Normun. f)alc H Bent and C. Hadlai Hull,
Statisticol Puckoge Jor the Sot'ial Srtelce.r, New
York City: McCraw-Hill Book Co., 1970.
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Table l. Averrge Weekday Vehicle Trip Ends Generation Rate Summary. gether with the trip characteristics, trip
generation rate tables and data limita-
tions. The following is an example of the
detail provided for each building type,
taken from the section concerning resi-
dential land uses (200) and, more specifi-
cally, single family detached housing
(210).

Residential 2ffi. This section summa-
rizes trip generation lor all types of resi-
dential dwellings. Each category of resi-
dential housing, particularly single-
family detached housing and apart-
ments, used data from a wide range of
units with varying sizes. price ranges,
locations and ages. Consequently. there
could be as wide a variation in trips gen-
erated within each category as there is
between different categories. As ex-
pected. dwelling units that were larger in
size. more expensive or farther away
lrom the Central Business District
(CBDl had a higher trip generarion rate
per unit than those smaller in size, less
expensive or closer to the CBD. How-
ever, other factors such as geographic
location within the country and type ol
adjacent and nearby development also
had an effect on the generation rate.
Thus, only the above general statement
(instead oI some linear rclationship)
concerning size, cost and location ol
dwelling unit and the inconre of the oc-
cupant could be made.

Table 2 summarizes the rate tables of
the different types ol dwelling units. As
expected, the single lamily detached unit
has the highest generation rate ol all
residential uses. This is followed by
apartments. with retirement commu-
nities having the lowest rate. The rate lor
planned unit developments which have a
mix of single tamily, detached units and
apartments is in between these two
types. The single family detached unit
has the highest rate because: they are the
largest units in size and have more
people and more vehicles per unit than
the other types of units: they are gener-
ally located farther away from shopping
cenlers, employment areas and other at-
tractors than are olher types; and they
have lewer alternate modes available be-
cause they are not as concentraled as
other types of units.

Single Family Detached Housing 210.
Any singlc lamily detached home on an
individual lot is included in this cate-
gory. A typical example is a home in a

modern subdivision.
Slightly over 200 different studies were

rrade of subdivisions containing single
family homes. The average size sub-
division contained 506 dwelling unirs [or
a total of more than 105,000 dwellings
studied. These subdivisions were located
primarily in suburban areas throughout
the United States.

The average development density was
3.5 units per acre with 3.7 persons per

ITE Land
Use Code

Land Use of
Building Type

Vehicle Trip
Ends Rete

02t
022
ll0
r30
140
r50
2r0
220
230
240
310
320
330
4lt
412
413
420
430
501

520
530
540
550
590
610
620
630
710
720
820

83r
832
833
844
850
851

Commercial Airport
General Aviation Airport
Ceneral Light Industrial
lndustrial Park
M anufacturing
Warehousing
Single Family Detached Unit
Apartment
Condominium
Mobile Home
Hotel
Motel
Resort Hotel
City Park
County Park
State Park
Marina
Golf Course
Military Base
Elementary School
High School
Junior,/Community College
Un iversity
Library
Hospital
Nursing Home
Clinic
General Office Building
Medical Office
Shopping Center

Quality Restaurant
H igh Turnover Restaurant
Drive-in Restaurant
Auto Service Station
Supermarket
Convenience Market

I l.E/Employee
6.5/Employee
3.2/Employee
4. l/Employee
2.2/Employee
4.3/Employee

10.0/Unit
6.1/Unit
5.6/Unit
5.4/Unit

10.5/Occupied Room
9.6,/Occupied Room

10.2/Occupied Room
60.0/Acre

5.1/ Acle
0.6,/Acre
3,8,/Boat Berth
9.1/ Acre
1.8/Employee
0.5/Student
I .2,/Student
1.6/Student
2.4,/Student

41.8/ 1,000 gross square leet
12.2/Bed
2.7 /Bed
5.9/Employee

I I .7/ I ,000 G ross Square Feet
75.0/ | ,000 Cross Square Feet

I 16.0 to 26.5/1,000 Gross Square
Feet

56.3/ I .000 Cross Square Feet
164.4/ 1,000 Gross Square Feet
553.0/ 1,000 Cross Square Feet
748.0/Station
125.0/ 1,000 Gross Square Feet
578.0/ 1,000 G ross Square Feet

Table 2. Summarization of Rate Tables of Different Types of Dwelling Units.

Type of Dwelling Unit

Average
Weekday
Average

Vehicle Ends per
Trip Unit

Maximum Minimum

21O-Single Family Detached Unit
220-General Apartment
22 I 

-Low-Rise ApartmenL
222-High-Rise Apartment
230-Condominium
240-Mobile Home
250-Retiremenr Comm uniry
270-Planned Un it Development

Table 3. Correlation Between Average
Weekday Vehicle Trip Ends and In-
dependent Variables for Single Family
Detached Houses.

r0.0
6.t
5.4
4.3
5.6
5.4
3.3
7.9

2t.9
t2.3
5.5
6.4
5.6
6.8
4.9

r0.0

4.3
0.5
4.7
3.1

5.6
2.8
2.8
6.2

Independent
Variable

Correlation
Coefficient ( R )

Persons
Number o[ Units
Number of Vehicles

Owned
Units per Acre
Acres

0.995
0.937

0.999
0.999
0.139
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Table 4.

SUMMARY OF TR!P GENERATION RATES

LandUse/BuildingType Single Fanily Detached House lTELandUseCode 2I0

lndependentVariable-Tripsper D,.relling Unit

Average
Trip
Rate

Maximum
Rate

Minimum
Rate

Correlation
Coellicient

Number
of

Studies

Average Size of
lndependent
VariablelStudy

Average Weekday Vehicle TriP Ends t0 .0 21.9 4.3 208 s06

Peak

Hour

of

Adjacent

Street

Traffic

A.M.

Between

7and9

Enter

Exit

0.3 0-6 0. 37 248

0 _6 1.7 o.2 38 258

Total 0.8 2.3 0.4 t73 269

P.M.

Between

4and6

Enter 0.7 1.8 n< 38 245

Exit o.4 t.2 o 38 245

Total n 30 0.4 rq6 292

Peak

Hour

of

Generator

A.M. Enter 0.6 o 38 245

Exit 17 o.2 1R 245

Total o4 17E )71

P.M. Enter 61 1R 0.3 40 252

Exit
I

0.1 I 38 ?45

Tolal AA lqq )61

Saturday Vehicle TriP Errds A7 4a )q?

Peak

Hour of

Generator

Enter AA ?1 )74

Exil o1 )1 77 Z,

Total o7 cq ?96

Sunday Vehicle TriP Ends 8.8 .7 0-5 38 301

Peak

Hour of

Generator

Enter 0.5 0.8 0.3 19 2s2

Exit 0.5 1., 0.4 19 252

Total I.0 2.0 0.7 34 284

SourceNumbers l, 4,5,6,l-r-q-r-ll, 1?.tJ3-r-J!-J9.]S--29-.21' 24' 26' 3a'35'36J8'
40. 71. 72 (references appear in the co4mittee's fuil repor

ITE Technical Committee 6A-6-Trip Generation Rates

Date: 

--
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unit. The average automobile ownership
measured was 1.6 vehicles per unit.

Trip Charactenslics. The analysis of
correlation between average weekday
vehicle trip ends and all measured inde-
pendent variables is shown in Table 3.

Although the number of vehicles and
number of residents have the highest
correlations with average weekday trip
ends. these variables have limited use.
This is because the number of vehicles
and residents is difficult to obtain and
very few of the studies contained this
data, and because the data is also diffi-
cult to predict. The number of units has
a high correlation with average weekday
vehicle trip ends. This variable is best
because it is contained in most studies. it
is easy to project and convenient to use.

As indicated in Table 4, single lamily
dwellings generate on the average l0 ve-
hicle trip ends per weekday per dwelling
unit. Saturday vehicle trip generation is

slightly higher: on Sunday, it is lower.
The regression equations developed

for calculating the average weekday ve-
hicle trip ends (AWDVTE) are as fol-
lows:

AWDVTE = 138 + 8.17 x Units
R = 0-937

= -100 + 2.55 x Persons
R = 0.995

= 185 + 6.76 x Vehicles
R = 0.999

Some data is lrom studies conducted
in the late 1960s and therelore should be
updated. Additional data concerning
auto occupancy and other modes of
transportation is necessary.

Data Limitations

As indicated in the trip generation
table, the data presented has Iimitations,
The basic limitation, and one reason for
variations in rates, is the sample size of
counts at some generators and lor peak
hours for most generators. Additional
data is needed for most generators to
state more accurately the peak hour en-
tering and exiting rates.

Another reason for variation in the
generation rates is caused by different
lengths of count periods and the time of
the year the traffic volumes were
counted. There exist daily and seasonal
variations for most generators. ln some
cases, lull week counts were made to
define the average weekday and in other
cases. a single day's count was obtained.
ln almost no case was the generation
measurement adjusted for seasonal vari-
ations. This is especially true for shop-
ping centers.

Variations in generation rates may
also exist because of the location ol the
generator studied either within a metro-
politan area or within the U.S. These
locations have been identified in the data

sets but no separate analyses have been
made to determine if a difference exists
becuuse of location.

In all cases, the generation rates pre-
sented in this report represent driveway
volumes ol vehicles entering and exiting
the site. For some building types, such as
retail establishments, the ge neration rate
could overstate the volume of traffic
when assigned to the adjacent street sys-
tem because some traffic is attracted to
the site from the passing stream of tral-
{ic. That portion of the total generated
traffic attracted to the site would pass on
the adjacent street system whether or not
the site were developed. lt is essential
that heavy effort be locused on defining
how much ol the total generated traffic
to all building types would be attracted
from the passing adjacent street tramc in
order to define more accurately the traf-
lic impact on the street system caused by
development oI a site.

The data summarized in this rrport rs

only for vehicle trip ends and does not
include all person trip ends by mode.
More data is needed for each building
and land use type to define vehicle occu-
pancy rates and person trip generation
rates by mode of travel.

More data is also needed to define
generation rates for the following types
ol buildings or land uses:
. water ports
. truck terminals
. railroad terminals
. low- and high-rise apartments
. condominiums
. rettrement communities
. residential planned unit developments
containing a mixture ol duplexes. apart-
ments and/or single family units
. day care centers
. churches
. museums
.libraries
. hospitals
. nursing homes
. clinics
. medical offices
. government buildings
. specialty shopping centers containing a

mixture ol small specialty shops and res-
tau rants
. building materials retail establishments
. high quality restaurants
. drinking establishments
. banks, savings and loans, real estate
offices. insurance offices and other finan-
cial services
. recreational uses.

Update Procedure

The lnstrtute is establishing a lormal
procedure to update this report and to
add data for additional land uses or
building types not sulficiently covered in
the report and to develop inlormation
on person trip ends by mode.

t976

It is recommended that all ITE
districts and sections be involved in this
continual update procedure. These or-
ganizations, through their respective
technical committees, can collect data
from at least one or more sites annually
and send it either on keypunch cards or
on the trip generation coding sheets to
the ITE Technical Council. In many
cases, traffic counters, or even personnel,
may be available from time to time to
conduct a generation study in a given area.

It is also proposed that ITE work with
the U.S. Department of Transportation,
state, county and city departments of
transportation or traffic engineering and
with private consultants to obtain addi-
tional current data and include it in the
updated reports. In this manner, a con-
tinual. uniform method of obtaining and
summarizing the current trip generation
data for all types of special generators.
land uses and building types will be pro-
duced.

To implement this update procedure,
the ITE Technical Council is establish-
ing a permanent committee on trip
generation rates for special generators.
land uses or building types to update
this report at least every two years.

The lunction ol this committee will
be to:

l. Store all trip generation data.
2. Coordinate with ITE district and

section technical committees, govern-
ment agencies and private consultants
for the collection of additional data.

l. Distribute trip generation coding
sheets and instructions to those collect-
ing data.

4. Maintain computer program for
trip generation analyses and summariza-
tion.

5. Maintain and modify when neces-
sary a uniform procedure lor collecting
data.

6. Summarize trip generation dala.
7. Conduct special trip generation

analyses when appropriate.
8. Revise trip generation rate tables

and appropriate text ol report on basis
of the additional data.

9. Establish data collection needs in
areas where deticiencies exist or where
little in[ormation is available.

The following procedure is presented
to obtain new generation data lrom ac-
tual traffic volume counts. It is recom-
mended that it be lollowed when collect-
ing data and to transmit it on the coding
sheets shown in the lull report or on
keypunch cards.
. Count a special generator where auto-
matic counts can be made on drives
without double-counting turning ve-
hicles and without counting through
traffic. Prelerably. directionat counts
should be made. The site should be self-
contained with adequate parking not
shared by other activities.
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. Conduct seven-day automatic counts
during a typical week ol the year to pro-
vide data concerning the average week-
day, Saturday and Sunday and peak
hours.
. Supplement automatic counts with a
manual count lor several hours on a
weekday to record hourly inbound and
outbound vehicular traffic by classifica-
tion and vehicle occupancy and to com-
pare with corresponding automatic
counters to determine a counter factor
for adjusting the raw automatic counts.
. Where recording or directional counts
cannot be made automatically, manual
counts should be made on a typical
weekday during the A.M. and P.M.
peak two-hour periods of the special
generator being counted and that o[ the
adjacent street traffic to record the peak-
hour entering and exiting volumes.
. Where recording or directional counts
cannot be made automatically, manual
counts should be made on a typical
weekday during the A.M. and P.M.
peak two-hour periods of the special
generator being counted and that of the
adjacent street traffic to record the peak-
hour entering and exiting volumes.
. Where possible, supplement the above
work with manual counts or controlled
interviews to determine average week-
day person trip ends by mode and deter-
mine how many trips were actually gen-
erated by the site and how many trips
were attracted to the site from the adja-
cent street traffic normally passing the
site,
. Data concerning the site should be ob-
tained through interviews with the site
owner or manager and through physical
measurernents, if necessary. In formation
on the maximum number olrelated vari-
ables should be obtained to determine
which is the best related to trip gener-
ation. In all cases, it is essential to obtain
the number o[ employees, the gross
building area, the number of occupied
rooms or dwelling units, the population
and the acreage of development.
. Code data on coding forms by tollow-
ing instructions contained in the full re-
port.
. Obtain trip generation bibliography
number from permanent committee and,
if necessary, a new land use or building
type code if one does not already exist.
. Transmit data to Technical Council. !

APPENDIX

Trip Generation l.and Use Code

000 Port and Terminal
010 Water Port
020 Airport
021 Commercial Airport
022 General Aviation Airport
030 Truck Terminal
040 Railroad Terminal

100 Industrial/Agricultural
I l0 General Light lndustrial
120 General Heavy Industrial
130 lndustrial Park
140 Manufacturing
150 Warehousing
160 Construction
170 Utility
180 Agricultural

200 Residential
210 Single Family Detached Housing
220 Apartment
221 Low-Rise Apartment
230 Condominium
231 Low-Rise Condominium
232 High-Rise Condominium
240 Mobile Home
250 Retirement Community
260 Recreational Home
270 Planned Unit Development

300 Lodging
310 Hotel
320 Motel
330 Resort Hotel

400 Recreational
410 Park
4ll City Park
412 County Park
413 State Park
420 Marina
430 Colf Course
440 Theater
441 Live Theater
442 Music Theater
443 Movie-Theater (sit down)
444 Drive-ln Theater
450 Stadium
451 Baseball/Football
452 llorse Race
453 Auto Race
454 Dog Race
460 Camp
480 Amusement Park

500 Institutional
501 Military Base
5 l0 Preschool
520 Elementary School
530 High School
540 Junior/Community College
550 University
560 Church
570 Cr>urt
5ll0 M useums,/Gallery
590 Library

Medical
Hospital
Nursing Home
Clinic

700 C)ffice
710 General Office Building
720 Medical Office Building
730 Covernment Office Building
740 Civic Center
750 Oftice Park
760 Research Center

800 Retail
810 Retail,/Cene ral Merchandise
820 Shopping Center
821 Regional Shopping Center-over

500,000 c.L.F.A.
822 Community Shopping Center-

100,000 to 500,000 C.L,F.A,
823 Neighborhood Shopping Center-

under 100,000 G.L.F.A.
824 Discount Shopping Center
825 Specialty Retail Center
826 Specialty Store
827 Building Material
830 Restaurant
831 Quality Restaurant
832 High Turnover Sit-Down Restau-

833
834
840
841
842
843
844
845
846
847
848

849

rant
Drivc-ln Rcstaurant
Drinking Place
Auto
New Car Sale
Used Car Sale
Auto Parts Sale
Service Station
Tire, Battery and Accessory
Car Wash
Auto Repair
Highway Oasis (including truck
fuel, minimal trucker and mechan-
ical services)
Truck Stop (including [ood, auto
and truck mechanical services,
trucker supplies and trucker over-
night sleeping accom modations)

850 Food Store
85 I Convenience Market
860 Wholesale
tl70 Apparel
ll90 Furniture

900 Services
910 Financial
9l I Bank (walk-in)
912 Drive-ln Bank
913 Savings and Loan (walk-in)
914 Drive-ln Savings and Loan
915 Srock Broker
916 Lending Agency
920 Real Estate
930 lnsurance
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APPENDIX D:

TRIP GENERATION RATES, PLOTS AND EQUATIONS BY ITE, 5TX EDITION
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Land Use: 214

. Description

Singl+family detached housing includes all single-family detached homes on individual lots. A
typical site surveyed is a suburban subdivision.

Additional Data

The peak hour of the generator typically coincides with the peak hour of the adjacent street traffic.

The sites were surveyed from the late 1960s to the mid-1990s throughout the United States and
Canada.

The number of vehictes and the number of res.idents have a high correlation with average
weekday vehicle trip ends. The use ol these variables is lirnited, however, because the number of
vehicles and residents is often difficult to obtain or predict. The number of dwelling units is
generally used as the independent variable of choice because it is usually readily available, easy
to project, and has a high correlation with average weekday vehicle trip ends.

This land use includes data lrom a wide variety of units with different sizes, price ranges,
locations, and ages. Consequently, there is a wide.variation in trips generated within this
category. As expected, dwelling units that were larger in size, more expensive, or farther away
from the central business district (CBD) had a higher rate of trip generation per unit than those
smaller in size, less expensive, or ctoser to the CBD. Other factors, such as geographic tocation
and type of adjacent and nearby development, may also have had an etfect on the site trip
generation.

. Single-family detached units have the highest frip generation rate per dwelling unit of al!
residential uses, because they are the largest units in size and have more residents and more
vehicles per unit than other residentialJand uses; they are generally located farther away from
shopping centers, employment areas, and othei tiip aftractorsthan are other residential land
uses; and they generally have fewer altemate modes of transportation available, because they are
typically not as concentrated as other residential land uses.

Source Numbers

1,4,5,6,7,8, 11,12,13, 14, 16, 19, 20,21,26,34,35,36,39,40,71,72,94,91,99, 1OO, 105,
108, 110, 114,117,119,157,167,177,197,192,207,21'.1,246,275,293,293,300,319,320,
357,384,435
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Single-Family Detached Housing
(210)

Average Vehlcle Trip Ends vs: Dwelling Units
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Number of Studies: 294
Avg. Number of Dwelling Units: 216

Directional Distribution: 64% entering, 36% exiting

Rate Range of Rates Standaid Deviation
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Average Veficle Trip Ends vs: Dwelling Units
On a: Weekday

Numberof Studies: 348
Avg. Number of Dwelling Units: 198

Directional Distribution: 50% entering, 50% exiting
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EXECUTIVE SUMMARY

This study evaluates the potential traffic impacts of the proposed Village at the Peak zoning amendment in

northem Spanish Springs on the nearby roadway system.

PROJECT DESCRIPTION

The Village at the peak site is located on the northeast quadrant of the Calle de la Plata/Pyramid Highway

intersection in Washoe County, Nevada. The proposed zoning consists of single family residential, neighborhood

commercial, and industrial land uses.

PROJECT ACCESS

Two driveways are proposed to serve the Village at the Peak site. Driveway A and Driveway B are to be located

on Calle Oe ta plata. driveway A was analyzed as a four leg, two lane roundabout intersection, and Driveway B

was analyzed as a three leg, side-street stop controlled intersection.

STUDY INTERSECTIONS AND SCENARIOS

The following study intersections were analyzed consistent with previous studies of this site:

o Calle de la Plata/Pyramid Highway

. Calle de la Plata/Project Driveway A (plus project conditions only)

. Calle de la Plata/Project Driveway B (plus project conditions only)

AM and PM weekday peak hour intersection level of service was analyzed for the following conditions:

. Existing Conditions

o 2018 Background Conditions

o 2018 Background Ptus Project Conditions

Daily roadway segment level of service was analyzed for the following conditions:

. 2018 Background Conditions and 2018 Background Plus Project Conditions

. 2O4O Background Conditions and 2040 Background Plus Project Conditions

EXISTING CONDITIONS

AM and pM weekday peak hour intersection turning movement volumes were collected in August 2008 and used

to analyze intersection level of service. The Calle de la Plata/Pyramid Highway intersection currently operates at

LOS F during the AM and PM peak hours.

fr
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PROJECT CONDITIONS

The estimated trip generation for the proposed Village at the Peak zoning is 6,190 daily, 662 AM peak hour, and

877 PM peak hour vehicle trips. lnternal capture and pass-by reductions are included in the trip generation

estimate.

EXISTING PLUS PROJECT CONDITIONS

The Calle de la Plata/Pyramid Highway intersection operates at LOS F under existing plus project conditions
without planned regional roadway improvements. The Calle de la Plata/Driveway A and Calle de la

Plata/Driveway B intersections will operate at acceptable levels of service with side-street stop controls.

2018 BACKGROUND CONDITIONS

2018 background condition intersection turning movement volumes include regional growth and trips generated
by the following project in the surrounding area:

. 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)

The following planned regional roadway improvements listed in the 2040 RTP were also included in the 2018
background conditions analysis:

. Pyramid Highway -Widen from two lanes to four lanes, from Egyptian Drive to Calle de la Plata

. Pyramid Highway - Widen from two lanes to four lanes, from Calle de la Plata to Winnemucca Ranch
Road

e Pyramid Highway - Widen from four lanes to six lanes, from Egyptian Drive to Calle de la Plata

The Spanish Springs Area Plan also recommends a traffic signal at the Calle de la Plata/Pyramid Highway
intersection which was included in the analysis.

With planned regional roadway improvements, the Calle de la Plata/Pyramid Highway intersection is expected to
operate at LOS C and D during the AM and PM peak hours, respectively.

The Pyramid Highway and Calle de la Plata daily traffic volumes near the project site were compared to the
Regional Transportation Commission's (RTC) daily level of service thresholds. The roadway segments will
operate at LOS D or better with planned roadway improvements,

2018 BACKGROUND PLUS PROJECT CONDITIONS

The Calle de la Plata/Pyramid Highway intersection will operate at LOS D during the AM and PM peak periods
under 2018 plus project conditions. The Calle de la Plata/Driveway Awas analyzed as a two-lane roundabout
and is expected to operate at LOS A during both the AM and PM peak hours. The Calle de la Plata/Driveway B

intersection will operate at LOS B and C during the AM and PM peak hours, respectively, with side-street stop
control.

ft
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The daily roadway segment level of service analysis indicated that the Pyramid Highway and Calle de la Plata

roadway segments neir the project site will operate at LOS D or better under 2018 plus project conditions.

2O4O AND 2(l4O PLUS PROJECT CONDITIONS

The daily roadway segment level of service analysis indicates that Pyramid Highway north and south of Calle de

la plata will operate ai LOS F with or without the project unless improvements are m_ade. The Calle de la Plata

roadway segments near the project site will operate at acceptable levels of service (LOS C) with planned regional

roadway improvements. Pyramid Highway will need to be eight lanes south of Calle de la Plata and six lanes

north oi Calte de la Plata to operate at acceptable levels of service in the year 2040.

CONCLUSIONS AND RECOMMENDATIONS

The Calle de la plata/pyramid Highway intersection currently operates at LOS F during peak hours due to side

street delay. The Spanisn Springs Area Plan recognizes a traffic signal will be needed at the Calle de la
Plata/Pyramid Highway intersection to address the cunent situation.

The 2040 RTp also recognizes and includes future regional roadway improvements to increase capacity on

pyramid Highway in the project vicinity. The 2040 RTP specificalty 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 2040 RTp intentionally avoids recommending specific intersection improvements, recognizing that the

specific intersection configuiations should be determined at the time when the corridor is improved and actual

turning movements are [nown. The RTP projects listed above assume that intersection upgrades will be

accomplished with the widenings.

It is important to note this analysis is ultra conservative and comprehensive with regard to Year 2018 future traffic

volumes because it assumes that, in addition to background traffic growth, the following projects will be built out:

r 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)

It is highly unlikely that these projects and the subject site could all build out within the next 10 years. A 20 plus

year n-oriion (yeir 2030) is more reatistic. Additionally, the first two projects above (and this application) are

iimiteO to zoning amendments and no specific projects have been proposed.

The 201g analysis demonstrates adequate regional roadway improvements are planned to accommodate

regional growth, the previously approved zoning lmendments listed above, and rezoning of the su!1ec] site. ln

th6 unlikily event attirre prolett siies were to develop by 2018, RTP improvements planned for the 2018 to 2030

tirnefrarne woutO need to'be accelerated. Acceleration of projects is a viable option since regional projects are re-

evaluated and prioritized every two years with updates of the RTC's Capital lmprovement Program. Furthermore,

additional traffic studies will 
-be 

required as specific projects are proposed within the recently proposed and

fp
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approved zoning amendment areas and there will be numerous opportunities to assess the necessary phasing of

roadway improvements relative to actual development levels.

Finally, the benefits associated with providing zoning for employment and commercial services in the north

Spanisfr Springs area should not be overlooked. The presence of these land uses closer to the heavy

concentration of residential communities in north Spanish Springs will ultimately reduce the number and length of

trips on Pyramid Highway south of the study area. The presence of jobs in the northern reaches of Spanish

Springs will cause i redistribution or 'reversing' of work based trips, and provide a higher utilization of the

available roadway capacitY.

Conformance with Spanish Springs Vision and Character Statement

policy SS.17.2 of the Spanish Springs Area Plan requires compliance with several traffic related criteria. Our

response based on the traffic analysis follows the text for each specific item.

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.

RESPONSE' This study demonstrates that acceptable levels of seruice can maintained
on the regional roadway system.

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.

RESPOruSE. This study discusses the potential impacts and timing of improvements
outlined in the RfC's 2040 Regional Transportation Plan (2040 RTP).

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.

RESPONSE: The improvements necessary to accommodate regional traffic flows and
this project can be timed appropriately to avoid adverse traffic impacts.

e.

f.
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1. INTRODUCTION

This study evaluates the potential traffic impacts of the proposed Village at the Peak zoning amendment in

northern Spanish Springs on the nearby roadway system.

PROJECT DESCRIPTION

The Village at the peak site is located on the northeast quadrant of the Calle de la PlatalPyramtd Highway

intersection in Washoe County, Nevada. The proposed zoning consists of single family residential, neighborhood

commercial, and industrial land uses.

The proposed project site location is shown on Figure 1 and the zoning land use plan is shown on Figure 3.

SCOPE OF STUDY

Consistent with the previous traffic impact report for this project site, the following intersections were studied:

. Calle de la Plata/Pyramid Highway

. Calle de la Plata/Project Driveway A (plus project conditions only)

. Calle de la Plata/Project Driveway B (plus project conditions only)

STUDY CONDITIONS

The following six conditions were analyzed for this study with the corresponding volumes and roadway network

configurations indicated:

1. Existing Conditions - lntersection level of service analysis was perfo-rmed for the AM and PM peak

periodi using intersection turning movement counts collected in August 2008.

2. Existing plus project Conditions - lntersection level of service analysis was performed for the AM and PM

peak p6riods using existing volumes plus the addition of project generated traffic volumes.

3. 201g Background Conditions - 2018 background conditions analysis included regional growt[ plus trip

generation volumes from any planned/appioved projects in the area. Daily roadway, and AM and PM

[eak hour intersection level of service analysis was performed'

4. 201g Background plus projectConditions -Daily roadway, and AM and PM intersection level of service

analysis wis performeO uiing 2018 background volumes plus the addition of project generated traffic

volumes.

S. 2040 Background Conditions - 2040 background conditions analysis included regional growth plus trip

generation-volumes from any planned/appioved projects in the area. Daily roadway segment level of

service analysis was Performed.

6. 2040 Background Plus Project Conditions - Daily roadway segment level of service analysis was

performed jsing 2040 backgiound volumes plus the additlon of project generated traffic volumes.

FP
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INTERSECTION ANALYSIS 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

oveisaturated conditions where traffic flows exceed design capacity, resulting in long queues and delays).

The analysis methods presented in the Transportation Research Board's Highway Capacity Manual 20OO (HCM

2000)were used to calculate LOS for signalized and unsignalized intersections.

Si gn al ized I nte rsecti o n s

Signalized intersections were analyzed using the methodology contained in 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.

U n si g n al ized I nte rsectio n s

Unsignalized (side-street stop-controlled) intersection level of service calculations were conducted using the
methbds contained in Chapter 17 of HCM 2000. The LOS 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.

TABLE 1

INTERSECTION LEVEL OF SERVICE DEFINITIONS

Level of
Service

Description
Signalized

I ntersections (Average
Control Delay)r

Unsignalized
I ntersecti ons (Average

Control Delay) 
2

A Represents free flow. lndividual users are virtually
unaffected by others in the traffic stream.

<10 s10

B
Stable flow, but the presence of other users in the
traffic stream begins to be noticeable.

> 10 to 20 >10to15

C
Stable flow, but the operation of individual users
becomes significantly affected by interactions with
others in the traffic stream.

>20to35 > 15 to 25

D Represents high-density, 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:
I HCM 2OOO, Chapter|6, Signalized lntersections. Values shown are in seconds/vehicle.

' HCM 2OOO, Chapter'17, Unsignalized lntersections. Values shown are in secondsrlehicle.
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LEVEL OF SERVICE STANDARDS

The washoe County Regional rransportation Commission (RTC) has established level of service criteria for

regionaly significant.al*ry, and intersections in the 2a4b Regionatrranspoftation Plan (2040 RTP)' The 2040

nfp pvetoiservice standards for regional roadways and intersections are as follows:

r All regional roadway facilities projected to carry less than 27,000 ADT at the latest RTP horizon - LoS D

or better.

o All regionat roadway facilities projected to cany 27,000 or more ADT at the latest RTP horizon - LoS E or

better

e All intersections shall be designed to provide a level of seruice consistent with maintaining the policy level

of service of the intersecting roadways.

The Nevada Department of Transportation (NDOT) maintains a policy of LOS D or better on their facilities'

Since pyramid Highway is an NDOT facility, LOS D o1lgtt9r was used as the standard for this analysis' Any

intersections or roadwly segments that deiiade from LOS A, B, C, or D to LOS E or F shall be considered an

impact.

Table 2 presents the level of service thresholds for roadway segments as established in the 2040 RTP'
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TABLE 2
RTC AVERAGE DAILY TRAFFIC ROADWAY LEVEL OF SERVICE

THRESHOLDS BY FACILIW TYPE

Facility Type Maximum Service Flow Rate (Daily) for Given Seruice Level

Number of Lanes LOS A LOS B LOS C LOS D LOS E

Freeway

4 s 28,600 42,700 63,500 80,000 90,200

6 s 38,300 61,200 91,100 114,000 135,300

I 51,100 81,500 121,400 153,200 180,400

10 63,800 101,900 151,800 191,500 225,fio
Arterial - High Access Control (HAC)

2 nla 9,400 17,300 19,200 20,300

4 nla 20,400 36,1 00 38,400 40,600

6 nla 31.600 54,700 57,600 60,900

8 nla 42,500 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

b nla 18,800 49,600 52,900 55,400

8 nla 25,600 66,900 70,600 73,900

Arterial- Low Access Control (LAG)

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 nla nla 34,000 57,600 60,600

Arterial - Ultra-Low Access Control (ULAC)

2 nla nla 6,500 13,300 14,200

4 nla nla 15,300 27,300 28,600

6 nla nla 24,100 41,200 43,000

8 nla nla 33,300 55,200 57,400
Arterial - Ultra-Low Access Control (ULAC)

2 nla nla 6,500 13,300 14,200

4 nla nla 15,300 27,300 28,600

6 nla nla 24,100 41,200 43,000

8 nla nla 33,300 55,200 57,400

Collector- Ultra-Low Access Control (ULAC)

2 nla nla 7,300 8,500 9,100

'Contact the RTC Planning Department for LOS threshold for collector facilities with access controls other than ultra-low access control.

iource: Washoe County 2040 Regional Transportation Plan, RTC
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2. EXISTING CONDITIONS

This chapter describes the transportation characteristics of the project study area including area roadways,

existing tiaffic volumes, and existing bicycle, pedestrian and transit facilities.

ROADWAY SYSTEM

pyramid Highway is a north-south NDOT facility that runs from lnterstate 80 (l-80) in the south to Pyramid Lake in

the north. Fyramio Highway is a twolane roadway with posted speed limits of 55 - 65 miles per hour (mph) in the

vicinity of the project. ine z-oao RTp ctassifies Pyiamid Highway as a High Access C_ontrol (HAC) Arterial south of

Calle'de la plata and a Moderate Access Control (MAC) Arterial north of Calle de la Plata.

Catte de ta ptata is a four-lane roadway west of Pyramid Highway and a two-lane roadway east of Pyramid

Highway. The 2040 RTp lists calte de la ptata ai a Low Access Control (LAC) Collector west of Pyramid

Highway.

EXISTING TRAFFIC VOLUMES AND LEVEL OF SERVICE

lntersection turning movement counts were collected at the Calle de la Plata/Pyramid-Highway intersection.during

th; AM (7:00 AM io 9:00 AM) and pM (4:00 PM to 6:00 PM) peak periods in August 2008. The existing volumes,

shown on Figure 2, were uied to analyze the level of service at the study intersection. Table 3 displays the

results. Detailed intersection LOS calculation worksheets are provided in Appendix A.

As shown in Table 3 the Calle de la plata/Pyramid Highway side street approaches operates at LOS F during the

AM and PM peak hours. The overall intersection is shown to operate at LOS A.

TRANSIT, BICYCLE, AND PEDESTRIAN FACILITIES

No existing or planned transit routes access Pyramid Highway or Calle de la Plata in the vicinity of the project.

Bike laneJand sidewalks are present on Calle de la Plata west of Pyramid Highway
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TABLE 3

EXTSTING CONDITIONS INTERSECTION LEVEL OF SERVICE RESULTS

lntersection Control Type'
AM Peak Hour PM Peak Hour

Delay 
2 LOS Delay LOS

Calle de la Plata/PYramid HighwaY SSSC 10 (>so) A (F) 10 (>50) A (F)

,lotes: 1 SSSC = Side Street Stop Control
, Delay is reported in seconds per vehicle for the overall interseclion (worst movement) for unsignalized intersections.

Bold indicates deficient operations.

Source: Fehr&Peers,2008



3. PROJECT CONDITION$

PROJECT DESCRIPTION

The project site is currently zoned for 25 acres of Low Density Suburban (LDS) and approximately 85 acres of

GeneraiRural land use. Under the existing zoning 27 single family residential housing units are allowed.

The proposed land use plan includes the following zonings:

" 4.3 acres of Open Space.

o 25 acres of Medium Density Suburban (MDS) containing 75 single family residences.

. 4A.4 acres for lndustrial use.

r 39.9 acres of Neighborhood Commercial.

It is important to note that the current application is for a zoning amendment only. There is no specific project or

land use mix proposed at this time. ln order to estimate project trips and potential impacts we considered a range

of possible specific land uses that would fit within the proposed zonings and have provided our best estimate of
future development potential. Additional traffic studies will be prepared with future project specific applications.

The proposed land use plan is included as Figure 3.

Two driveways are proposed to serve the Village at the Peak site. Both Driveway A and B are proposed to be

located on Calle de la Plata east of Pyramid Highway. Driveway A is recommended to consist of a four legged,

two-lane roundabout, and Driveway B is recommended to consist of a three legged, side-street stop controlled

intersection. Driveway A could also serve the Village Green Commercial Center located on the south side of
Calle de la Plata.

There is a possibility that an additional access could eventually be created to the north (to Horizon Hills Drive

through the adjacent subdivision) or west to Pyramid Highway via an easement. Either alternative would require

agreements with adjacent land owners, which have not been pursued since this is only a zoning request. This
traffic study takes a conservative approach and assumes only the driveways on Calle de la Plata.

TRIP GENERATION

Trips were generated for the proposed project based on average trip rates in Tip Generation (lnstitute of
Transportation Engineers (lTE), Seventh Edition, 2003). Adjustments were made consistent with ITE

methodologies to account for internally captured trips (kips between different land uses within the project site) and

pass-by trips. Pass-by trips are trips made as intermediate stops to a final destination, for example, a driver who

stops at the proposed project on the way home from work. Neither internally captured trips or pass-by trips add

new traffic to the roadway network.

The proposed zonings for Village at the Peak will create a mixed-use project. As noted above, in order to perform

haffic analysis, we have assumed a land use mix for the site based on the types of services that would be likely

and reasonable in this area. These estimations will be revisited with project specific applications.
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The assumed land use mix for the 39.9 acre Neighborhood Commercial area is as follows:

. 10 acres of typical shopping center retail

. 10 acres of commercial and civic uses allowed within the Neighborhood Commercial (NC) zone. This

area could include services such as a veterinarian hospital, adult care/nursing home, church, health club,

bowling alley, copy/prinUship store, nursery, or a tire store for example.

. 20 acres of general office buildings

Based on the broad variety of land uses likely on this site including jobs, housing, retail, and support services, we

estimate that approximately 22Yo ot the trips generated by the project will be internally captured. This flgure is

consistent with documented studies of mixed-use projects and well within the range of 20o/o-3}Yo internal capture

typically found in smaller scale mixed-use developments.

Based on the ITE trip generation handbook, 34o/o of the trips generated by the commercial/retail uses will be

"pass-by" triPs.

Since the proposed action is a zoning amendment, and this study analyzes the potential impacts resulting from an

amendment, irip generation for the existing zoning has been subtracted to show the difference in traffic levels.

The projected trip generation is summarized in Table 4.

TABLE 4
TRIP GENERATION ESTIMATE

Land Use Units ITE Code
Daily AM Peak Hour PM Peak Hour

Trips ln Out Total ln Out Total

Single Family Residential 75 210 718 14 42 56 48 28 76

lndustrial 40.4 AC 140 1,571 249 51 301 74 263 337

Shopping Center/Retail 1O AC 820 3,737 53 u 87 159 166 325

Commercial/Civic 10 AC 2,614 192 39 231 93 330 423

Office 20 AC 710 2,396 280 57 338 71 253 325

RAW Trip Generation 11,035 789 224 1,012 446 1,040 1,485

lnternal Capture -2,428 -173 -49 -223 -98 -229 -327

Pass-By Trips -2,159 -83 -25 -108 -86 -168 -254

Reduction for Trips Allowed by Existing Zoning -258 -5 -15 -20 -17 -10 -27

NET NEW TRIPS 6,190 527 135 662 245 632 877

,lotes: 'Composite rate based on an average of the eight allowable example land uses listed above

iource: Fehr and Peers 2009

TRIP DISTRIBUTION AND ASSIGNMENT

The site-generated trips were distributed to the study

existing and planned development in the study area.
intersections based on the location of the site relative to
There are a number of planned developments and recent
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roadway connections along pyramid Highway between Egyptjan Drive and the Pebble Creek residential area that

will change travel patterns-in ihe stuOy vicini[y. As these projects develop the directional distribution of local trips

tano i"mij regional tripil witt reverse, creating more balanced flows on Pyramid Highway. The creation. of jobs in

ihe northern Spanish spiings area wiil in fact ieduce and better balance regional traffic flow on Pyramid Highway.

The estimated trip distribution for the project site is displayed on Figure 4 and described below:

. 35o/o to/from the ndrth on Pyramid Highway

. 45o/o to/from the south on Pyramid Highway

. 2Ooh to/from the west on Calle de la Plata

. SVo to/from the east on Calle de la Plata

pass-by trips were routed from Pyramid Highway to the site based on the future trip distribution pattern. Using

the above distribution, trips were assigned to the roadway system as shown in Figure 4-
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4. EXISTING PLUS PROJECT CONDITIONS

EXISTING PLUS PROJECT LEVEL OF SERVICE

Vehicle trips generated by the Village at the Peak land use proposal were distributed to the surrounding roadway

network aho iooeo to th6 existing [ratfic volumes for existing plus project conditions analysis. Table 5 presents

the level of service results. Figure 5 shows the existing plus project traffic volumes and lane configurations.

The Calle de la plata/pyramid Highway intersection operates at LOS F with and without the addition of prolect

generated traffic. Driveway R anO Diiveway B operate at acceptable levels of service with side street stop

controls.

A traffic signal is planned at the Calle de la Plata/Pyramid Highway intersection to improve operations to an

acceptable level.

a
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TABLE 5

EXISTING PLUS PROJECT CONDITIONS INTERSECTION LEVEL OF SERVICE RESULTS

lntersection Control Typel

Existing Conditions Existing Plus Project Conditions

AM Peak PM Peak AM Peak PM Peak

Delay 2 LOS Delay 2 LOS Detay 2 LOS Delay 2 LOS

Catle de la Plata/
Pyramid HighwaY

SSSC 10 (>50) A (F) 10 (>50) A (F) >50 (>50) F (F) >50 (>50) F (F)

Calle de la Plata/
Driveway A

SSSC 6 (10) A (A) 12 (25) A (D)

Calle de la Plata/
Driveway B

SSSC 6 (e) A (A) 7 (11) A (B)

,lotes: I SSSC = Side Street Stop Control, AWSC = All Way Stop Control
, Delay is reported in seconds per vehicle for the overall intersection for signalized intersec{ions and the overall intersection (worst

approach) for SSSC intersections.

- Not APPlicable

Bold indicates deficient operations.

Source: Fehr & Peers, 2009



5. 2018 BACKGROUND CONDITiOI-IS

2018 background conditions analysis includes roadway network and intersection improvements listed in the 2040

RTP, as iell traffic volume incieases from regional grovuth and planned/approved zoning amendment and

development projects in the area.

2018 BACKGROUND TRAFFIC VOLUMES

201g background traffic volumes were developed using several sources. The initial 2018 background traffic

volumes (accounting for regional growth in the area) were extracted from the approved Frear Comprehensive
plan Amendment (also known as Village Green Commercial Center) Traffic Analysis (Solaegui Engineers,-2008)

as provided by thd RTC's regional travel demand model. Additionalty, project generated traffic volumes for the

Frear Compre-hensive Plan Amendment and two other planned/approved project studies in the area (Campo Rico

Business ienter Traffic Analysis, Solaegui Engineers, 2008 and Calle de la Plata/Pyramid Highway Retail Project

Traffic lmpact Study, Fehr & Peers, 2007) were included in the 2018 background traffic volumes.

ROADWAY NETWORK AND INTERSECTION IMPROVEMENTS BY OTHERS

The 2040 RTP lists regional roadway improvements to be completed by 2018 and 2030. The 2018 planned

improvements include widening Pyramid Highway, from Egyptian Drive to Calle de la Plata, from two lanes to four

lanes. The 2030 planned improvements include widening Pyramid Highway, from Egyptian Drive to Calle de la
Plata, from four lanes to six lanes, and from Calle de la Plata to Winnemucca Ranch Road, from two lanes to four

lanes. Considering the magnitude of the planned/approved projects included in the 2018 background conditions

analysis, it is highly unlikely that these projects will build out completely in the next ten years. Therefore, this

analysis assumes that the 2018 and 2030 improvements will likely be in place by the time the projects are

completed. !J the projects were to build out by 2018, the 2030 planned improvements could be accelerated to

accommodate traffic volumes generated by the projects earlier than expected.

Traffic analyses for the three planned/approved projects listed above all discuss the need for a traffic signal at the

Calle de la Plata/Pyramid Highway intersection, as recognized in the Spanish Springs Area Plan. Therefore,

under 2018 conditions, the study intersection was analyzed with a traffic signal.

lntersection improvements, including left and right turn pockets, were determined during the 2018 background

conditions analysis. lmprovements necessary to achieve level of service D or better at the Calle de la

Plata/Pyramid Highway intersection were determined with AM and PM peak hour intersection analysis. These

improvements would most likely be constructed with the RTP planned widening of Pyramid Highway south of

Calle de la Plata before 2018.

Figure 6 shows the 2018 background traffic volumes and the assumed intersection lane configurations.

INTERSECTION LEVEL OF SERVICE ANALYSIS

Table 6 presents the level of service results for 2018 background conditions.
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TABLE 6

2Ot8 BACKGROUND CONDITIONS INTERSECTION LEVEL OF SERVICE RESULTS

lntersection ControlType
AM Peak Hour PM Peak Hour

Delay I LOS Delay LOS

Calle de la Plata/PYramid HighwaY Signal 32 C 40 D

lotes: t Delay is reported in seconds per vehicle for the overall interseclion (worst movement) for unsignalized intersections.

Source: Fehr & Peers. 2008

The Calle de la plata/pyramid Highway intersection will operate at acceptable levels of service during the AM and

eM peak hours with the recommended lane configurations shown in Figure 6 and the planned widenings.

2018 AVERAGE DAILY TRAFFIC VOLUMES

2018 avarage daily traffic (ADT) volumes were developed for the roadway segments adjacent to the project site

using the time mLtnodology and sources used to obtain the intersection turning movement volumes previously

described.

ADT volumes were compared to the RTC's Average Daily Traffic Roadway Level of Service Thresholds (shown in

Table 2 of this report) to determine 2018 roadwayiegment level of service. The results are shown in Table 7.

All of the study roadway segments will operate within level of service standards under 2018 background

conditions.
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TABLE 7
2OI8 BAGKGROUND CONDITIONS ROADWAY SEGMENT CAPACITY RESULTS

Roadway Location Functional Classification r Lanes
Daily Two-Way
Traffic Volume

LOS

Pyramid HighwaY South of Calle de la Plata HAC Arterial 6 37,000 C

Pyramid HighwaY North of Calle de la Plata MAC Arterial 4 24.500 C

Calle de la Plata West of Pyramid HighwaY UI-AC Arterial 4 10,550 c

Calle de la Plata East of Pyramid HighwaY ULAC Arterial 4 7,550 C

r,lotes: 1 ULAC = Ultra-Low Access Control, LAC = Low Access Control, MAC = Moderate Access Control, HAC = High Access Control

Source: Fehr & Peers, 2009



6. 2OT8 BACKGROUND PLUS PROJECT CONDITIONS

INTERSECTION LEVEL OF SERVICE ANALYSIS

project generated traffic volumes were added to the study intersections for 2018 plus project conditions analysis.

Bajed dn the previous traffic study for this project, a two-lane roundabout was assumed for Driveway A. The

201g plus projbct traffic volumes ind lane conhgurations are shown in Figure 7. Table I shows the level of

service results.

The study intersections are expected to operate at acceptable levels of service under 2018 background plus

project conditions. A side-street stop control will operate sufficiently at Driveway B.

DAILY ROADWAY SEGMENT ANALYSIS

Daily trip generation volumes were added to 2018 background volumes for roadway segment level of service

analysis. Table I shows the level of service results.
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TABLE 8

2018 BACKGROUND PLUS PROJECT CONDITIONS INTERSECTION LEVEL OF SERVICE RESULTS

Intersection Control Typer

201 8 Background Conditions
2018 Background Plus Project

Conditions

AM Peak PM Peak AM Peak PM Peak

Delay' LOS Delay' LOS Delay 2 LOS Delay 
2 LOS

Calle de la Plata/
Pyramid Highway

Signal 32 c 40 D 47 D 53 D

Calle de la Plata/
Driveway A

Roundabout 7 A 10 A

Calle de la Plata/
Driveway B

SSSC 3(12) A (B) 6 (18) A (C)

rlotes: I SSSC = Side Street Stop Control, AWSC = AllWay Stop Control
2 Delay is reported in seconds per vehicle for the overall intersection for signalized intersections and the overall intersection (worst

approach) for SSSC intersections.

- Not Applicable

Source: Fehr & Peers,2009



TABLE 9

2018 BACKGROUND PLUS PROJECT CONDITIONS ROADWAY SEGMENT CAPACITY RESULTS

South of Calle de la Plata

North of Calle de la Plata

, Ul-Ac = Ultra-Low Access Control, I,AC = Low Access control, MAC = Moderate Access Control, l-lAC = High Access Control

This analysis assumes that Calle de la plata will have a four-lane section between Pyramid Highway and

Driveway B. Two lanes would be sufficient-east of Driveway B. All studied roadway segments are shown to

operate it acceptaUle levels of service with the planned improvements.
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6" 2O4O AND 2O4O PLUS PROJECT CONDITIONS

2040 daily roadway segment analysis was performed for 2040 background conditions and 2040 background plus

project conditions.

2O4() VOLUME DEVELOPMENT

2040 background traffic volumes were developed using the same methodology and sources used to obtain 2018

backgrouni traffic volumes. The initial 2040 background traffic volumes (accounting for regional growth in the

areai*ere extracted from the Village Green Traffii Analysis as provided by the RTC's regional travel demand

moOet. Additionalty, project generated traffic volumes for the three projects discussed previously were included in

the 2040 bacfgrounci triffic-votumes. Table 10 shows the 2040 background and 2040 background plus project

traffic volumes.
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TABLE 1O

2O4O TMFFIC VOLUME DEVELOPMENT

Roadway Segment Location

Volume Source (Project) Daily Volume Percent of Total Volume

2040 Background

Village Green Commercial Center

Campo Rico Business Center

Calle de la Plata RetailCenter

'amid Highway, South of Galle de la Plal

50,000

9,700

5,400

a

72o/o

14o/o

8%

2%

Village at the Peak 2,500 4%
I

'goo l

Pyramid Highway, North of Calle de la Plata

2M0 Background 33,150 74o/o

Village Green Commercial Center 2,250 5o/o

Campo Rico Business Center 5,700 13%

Calle de la Plata Retail Center 1,300 3%

Mllage at the Peak 2,150 5%

Total 44,550

Calle de la Plata, West of Pyramid Highway

2040 Background 6,400 520k

Mllage Green Commercial Center 2,500 200k

Campo Rico Business Center 2,100 17o/o

Calle de la Plata RetailCenter 150 1o/o

Village at the Peak 1,250 1lYo
Iz,+oo 
I

Calle de la Plata, East of Pyramid Highway

2040 Background 3,900 46%

Village Green Commercial Center 3,300 39%

Campo Rico Business Center 890 1OYo

Calle de la Plata RetailCenter 150 2%

Mllage at the Peak 310 3%

Total 8,550

rlotes: I Delay is reported in seconds per vehicle for the overall intersection (worst movement) for unsignalized intersections'

iource: Fehr & Peers, 2008
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Tabte i1 shows the daily roadway segment level of service results for 2040 background conditions.

TABLE 1I
2O4O BACKGROUND GONDITTONS ROADWAY SEGMENT CAPACITY RESULTS

Roadway Location Functionat Classification 1 Lanes
Daily Two-Way
Traffic Volume

LOS

Pyramid HighwaY South of Calle de la Plata HAC Arterial 6/8 66,400 F/C

Pyramid Highway North of Calle de la Plata MAC Arterial 4t6 42,400 Ftc

Calle de la Plata West of Pyramid Highway ULAC Arterial 4 11,150 C

Calle de la Plata East of Pyramid Highway ULAC Arterial 4 8,250 C

rlotes: r UIAC = Ultra-Low Access Control, LAC = Low Access control, MAC = Moderate Access Control, HAC = High Access Control

Source: Fehr & Peers, 2009

pyramid Highway north and south of Calle de la Plata is expected to operate at LOS F under 2040 background

conditions. Calte de la Plata will operate within level of service standards.

2O4O BACKGROUND PLUS PROJECT CONDITIONS

Village at the peak project generated traffic volumes were added to the 2040 background volumes for 2040

backlround plus projlct cond-itions daily roadway segment level of service analysis. Table 12 shows the results.

Unless improved, pyramid Highway north and south of Calle de la Plata will operate at LOS F with or without the

trrffi" g"n"rated 
'by 

ih" propoied project Calle de la Plata will operate within level of service standards.

2040 daily roadway segment level of service analysis shows that Pyramid Highway.will need to be eight lanes

south of Calle de ti ptata and six lanes north of Calle de la Plata to operate at acceptable levels of service in the

year 2040. The 2040 analysis should be considered "planning level' and needs further refinement through future

studies.
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TABLE 12

2O4O BACKGROUND PLUS PROJECT CONDITIONS ROADWAY SEGMENT CAPACITY RESULTS

Roadway Location Functional Glassification 1 Lanes
Daily Two-Way
Traffic Volume

LOS

Pyramid HighwaY South of Calle de la Plata HAC Arterial 6/8 68,900 F/C

Pyramid HighwaY North of Calle de la Plata MAC Arterial 416 M,550 Flc

Calle de la Plata West of Pyramid Highway ULAC Arterial 4 12.400 C

Calle de la Plata East of Pyramid Highway UI-AC Arterial 4 8,550 c

rlotes: I ULAC = Ultra-Low Access Control, tAC = Low Access Control, MAC = Moderate Access Control, HAC = High Access Control

Source: Fehr & Peers, 2009



7, CONCLUSIONS AND RECOMMENDATIONS

The Calle de la plata/pyramid Highway intersection cunently operates at LOS F during peak hours due to side

streei oetay. The Spanisn Spriigs Area plan recognizes a traffic signal will be needed at the Calle de la

Plata/Pyramid Highway intersection to address the current situation.

The 2040 RTp also recognizes and includes future regional roadway improvements to increase capacity on

pyramid Highway in the project vicinity. The 2040 RTP specifically indicates the following improvements:

r 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

c pyramid Highway - Widen from four lanes to six lanes, from Egyptian Drive to Calle de la Plata by 2030

The 2040 RTp intentionally avoids recommending specific intersection improvements, recognizing that the

specific intersection configuiations should be determined at the time when the corridor is improved and actual

turning movements are [no*n. The RTp projects listed above assume that intersection upgrades will be

accomplished with the widenings.

It is important to note this analysis is ultra conservative and comprehensive with regard to Year 2018 future traffic

volumes because it assumes that, in addition to background traffic growth, the following projects will be built out:

. Village Green Commercial Center (southeast corner of Pyramid Highway/Calle de la Plata intersection)

o 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)

It is highty untikely that these projects and the subject site could all build out within the next 10 years. A 20 plus

year n"oriion (yeir 2030) is more realistic. Additionally, the first two projects above (and this application) are

iimiteO to zoning amendments and no specific projects have been proposed.

The 201g analysis demonstrates adequate regional roadway improvements. are planned to accommodate

regionat growth, the previously approved zoning Lmendm_ents listed above, and rezoning of the su!j-e9! site. ln

ir,E ,niirjv .r"nt al ihe prolebt siies were to develop by 20'18, RTP improvements planned for the 2018 to 2030

t'tmefrarne would need to be accelerated. Acceleration of projects is a viable option since regional prdects are re-

evaluated and prioritized every two years with updates of the RTC's Capital lmprovement Program. Furthermore,

additional traffic studies will 
'be 

required as specific projects are proposed within the recently proposed and

approved zoning amendment areas and there will be numerous opportunities to assess the necessary phasing of

roadway improvements relative to actual development levels.

Finally, the benefits associated with providing zoning for employment and commercial services in the north

Spanrsn Springs area should not be overlooked. the presence of these land uses closer to the heavy

concentration of residential communities in north Spanish Springs will ultimately reduce the number and length of

trips on pyramid Highway south of the study area. The presence of jobs in the northern reaches of Spanish

Springs will cause i redjstrioution or "reveising' of work based trips, and provide a higher utilization of the

available roadwaY caPacitY.
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Sign Control
Grade
Volume (veh/h)

Peak Hour Factor

Hourly flow rate (vPh)

Pedestrians
Lane Width (ft)

Walking Speed (fUs)

Pi:rcent Blbckage
Fiignt turn flare (veh)

Median type
Median storage veh)

Upstreani sign'al(ft)
pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 confvol
vC2, stage 2 conf vol

vCu, unblocked vol

tC, single (s)
tC, 2 stage (s)

tF (s)
p0 queue tree o/o

cM caPacitY (veh/h)

None

1770 1601 156

None

1715 1481

1715 148i
7.1 6S

3.5 4.0
o0
11 83

9

0.87
10

f

186

0.87
214

I
0.87

10

t)
Free

o%
131

0.87
151

I,
Free

OYc

208
087
239

&
s!oP

}Yo

385 129

0.87 0.87
443 148

.t
Stop

0%
53

087
61

\

300 289
0.87 0 87

345 332

\

217 127

0.87 0 87

249 146

161 489

489
4.1

2.,?

B6

1075

1770 1601
7.1 6.5

3.5 4.0
o 13
070

3,9 2..2

49 77
681 1418

156
6.2

3",3

76
8()o

364 161

6.2 4.1

yolumd Tqjj
Volume Left
Voiume R'ignt

cSH
Volyme-tq GgP-qqilY

Queue Length 95th (ft)

ContioiD6-lay (s)

Lane LOS
Approach DelaY (s)

Approach LOS

Average DelaY

lnterseition Capacity Utrlization

Analysis Period (min)

ICU Level of Service

Err
F

71 214
100
o zt3
0 890

Err 0.?a
Err 23
E1 103
FB

Eri
F

443
345

22
42.38-Err

Err
F

Err
94.4a/o

15

332
0

1418
0r?9

23
8.3

A
3.4

489
0

249
1700
0,29

0

00

146
0

1 075
o,r4

12

8.9
A

4,2

0
10

1700
0,be

0
00

HCM Unsignalized lntersectlon Capacity Analysis

Bt21l20A8
Fehr & Peers Associates, lnc

Synchro 6 RePort
Page 1
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Village at the Peak

6: Calle de la Plata & Drivewa

PM Peak
Exisiing Plus Project Conditions

II\l'

Lane Conflgurations
Sign Control
Grade
Volum"e (veh/h)

Peak Hour Factor
ljou.lly flow raie (vPh)

Pedestrians
L.ane wioih 1tt)

Walking SPeed (fr./s)

P-eicent Bl,:ckage
Riq[t !u1n flare (veh)

Med'tdn type
Median storage veh)

Ufstieam siSi,t-r!tn)
pX, platoon unblocked
vC, conflicting volume
vCl, stage 1 conf vol

vQQ, s-!b.g-g 2 colf vol

vCu, unblocked vol

1c.; 5!ris!a ($) .

tC, 2 stage (s)

tr (q)
p0 queue free o/o

iM dapicity (veh/h)

192
0.92
209

4
Free

o%
zds
0.92
2ze

t,
Free

0%
3sg
0.92
384

7

0.92
I

\
s!qP

lYo
19

0,92
2t

f

461

0.92
sot

391

agt
4"1

2.2
82

116i

None

1028 388

1028
6.4

388
6.2

ir.g
24

66,i

3.5
90

213

Voiuiiie To-fdl

Voiirme t-ett
votume Right
cSH
Vbjgme.tg C.apagitY

Queue Length 95th (ft)

CohtiotDei'ay 1i;
Lane LOS
Apprgqc!'09.!aY (s)

Approach LOS

209
0

1167
o.i6

io
5.2

A
5.2

1

21

0
213
o.io

8
23.7

c
25.4

D

11.5
s4..Zdio

15

59'l
0

5bj
661
ci.7o
1ii

zii.5
D

301
0
6

1 7oO
0.23

b
0.0

0.0

Average DelaY

i nter,s'elbtiirri Qa pgcity Utilization

Analysis Period (min)

iCU Levet of Service

tiCM Unsignalized lntersection Capacity Analysis

8t21t2008
Fehr & Peers Associates, lnc

Synchro 6 Repott
Page 1
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Village at the Peak PM Peak
Existirrg Pius Project Coridtticns

JIt*
B: Calle de la Plata & Drivew

Lane Configurations
Sign Control
Grade
Volume (veh/h)
Peak Hour Factor

Hourly flow rate (vPh)

Pedestrians
Lane Width (ft)

Walking Speed (fUs)

Percent Blockage
Right turn flare (veh)

Median type
Median storage veh)

Upstre?m signal (ft)

pX, platoon unblocked
vC, conflicting volume
vC1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol

tC, single (s)
tC, 2 stage (s)

tF 1s;
p0 queue free o/o

cM capacity (veh/h)

.tD
Free Free
jYo 0ok

127 97 53

0.92 0 92 0.92
136 105 58

:58-ESB
Y

Stop
0%

5 i3 307
0 92 0.92 0.92

5 14 334

None

63

63
4.1

2.2
91

1540

60

60
6.2

.) .)

67
1 005

442

442
6.4

3.5
97

522

Vohlirie Totai
Volume Left
votume Right
cSH
V.otumg tq gepecity
Queue Length 95th (ft)

CbntrolDeiay (s)

Lane LOS
Appioach Delay (s)

Approach LOS

?43
138

0
1540
o.o0

7
4.6

A
4.6

63
0
E

1 700
ool

0
0.0

0.0

348
14

334
969
o.s6

41

10.8
B

10.8
B

7.4
45.2%

15
I niersection Capacity Utilization

Analysis Period (min)

ICU Levelof Service
Average DelaY

tlCM Unsignalized lntersection Capacity Analysis

8t21t2008
Fehr & Peers Associates, lnc

Synchro 6 Report
Page 1
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APPENDIX C:

2018 & 2018 PLUS PROJECT CONDITIONS
TECHNICAL ANALYSIS
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AM Peak
Vrllage at the Peak

i: Calle de la Plata & P ramid Hi hwa
eron

J
orioitakgrr:uncj

I
18 tsac

,>I

l\)

\\{\

Lane Configurations
ldeal Flow (vPhPl)

Total L.ost time (s)

Lane Util. Faitor
Frt
Flt Protected
Satd. Flow (Prot)

Flt Permitted

\
1900

40
100
1.00
095
1710
095
1770

t
1 900

40
100
100
1.00

1 863
100

1 863

f
1900

4.0
100
085
1,oQ

1 583

100
1 583

\\\
1 900

4.0
0.94
1.00
0.95
4990
0,9!

4990

1 900
40

1.00

1.00

1.00
r ti6a
1,99

1 863

(
1900

4.0
100
085
1,oQ

1 583
1..00

1 583

\\
1 900

40
0.97
100
095
3433
095
3433

tt
1 900

40
095
1.00

100
3s39
1;o-o

2A20

I
I 900

4.0
1.00
085
1.00

1 583
100

1 583

\\
1 900

4.0

097
100
0.95
3433
0.95
3433

t+
1 900

4.0
095
1ob
100

3539
1:oo

3539

I
1 900

40
100
085
1.00

1 583

100
1 583

Satd. Flow (Perm

V9!911e (vplr)

Peak-hour factor, PHF

nqJ, r1o! (votr)

RTOR Reduction (vPh)

Lane Group Fiow (vPh)

1.11

0.95
123

0
123

97
0.95
102

0
102

?21
0.95
233
132
101

464
0.95
488

0

488

37-2

09s
3e2

0

392

q6B

0.95
grl

0
914

643
0.95
677
179
498

117
0 si5

123
0

123

87
0.95

92

52

40

1298
o.gs

1 366
0

1 366

39 4.1

0.95 0.95
41 4i)
038

41 B

Turn Type
Piotected Phases
Permitted Phases
Actualed Green, G (s)

Effective Green, g (s)

Aqti:ated g/Q Rgtio

Clearance Time (s)

Prot
1
I

9.4
9.4

0.11
4.0
3.0

4

11.6
'l 1.6
0.14

4.0
3.0

Perm

4

119
11.6
0,14

4.0
30

12.5
12.5

0 rs
40
3.0

14,7
14.7
0.16

4.0
3.0

Perm

8

14.7
14.7

0.i8
4.0
3.0

Prot
e

10 0
10.0
0.12

4.0
3.0

2

9-7 5
e'7 E

0.4s
40
3.0

pm+ov
.)

)
go-,0

50.0
060
40
3.0

Prot
i

5Q
5.5

0.07
40
3.0

6

390
33.0
o.ao

4.0
30

Perm

A

33.0
33.0
0.40

4.0
3.0

Protga

Vtlhictb Extensio4l$
Lane Grp CaP (vPh)

V/'s Raiio Prot
v/s Ratio Perm
ytg=Reiio .

Uniform DelaY, d1

ProgrbsS-ioh Faitor
lncremental DelaY, d2

Deia'v t;)
Levelof Service
nppiQqC$ Delay (s)

Approach LOS

200 260 221
0.07 0.05

c0.06
0,62 q,39 Q.+6
35.1 32.5 32.9
1.00 i oo i.00
5.5 1.0 ',1.5

40 6 3.3.5 34 4

DCC
35.9

D

751 330
c0.10 c0.02

280 413 1597

c0.1 1 0.26

227 1405 629

O.Oa cO.3g
002

o51 o e7 Q,06
37.6 24.6 15.5

i,oo 1,go 1 .oo

2.6 17.7 0.0
40.2 423 15.5

DDB
40,9

D

0.01

o,6s .0..1? 6_9e

33 2 28.8 28.3
1 po 1.,09 i oo

2 0 0.2 0"0

55.2 2g.o 28.3
DCE

34?
C

0-94 9..p7
36.3 16I
ido 1oo
31.1 0.5

61 4 17.4

EB
246

0

1029
097
0.24
o.+Q
oa

1.,00

0.4
9.7

32.4
0.86
be. t

72 od/9

15

HCM Level of Service

Sum of losi iime (s)

ieU t-eveiof S6ivice

8/10/2009
Fehr & Peers Associates, lnc

Synchro 6 Reporl
Page 1
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Village at ttre Peak

1: Calte de la Plata &

PM Peak

ramid H 201 B Background Conditions

Y { \ t r \l J

Laneconfisurations lt f .Llt ,^!"
rd;;i r;; (',;ilt) 1eod 1eoo 1e0.0 1boq 1e9Q 1s99 1e09 1999 1e09 tggg 1e99 1e00

Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4'O 4.0 4.0 4'0 4'0 4'0 4'0

i;;[iii'F;"-,"]-' 1do '' oi 1,9q q!t 199 199 9?1 9,?l 1.00 0e7 005 100

Frt 1.00 1.00 o.9s iog 100 085 too i.qq 991 199 19i 99!
Flt protected 0.95 1.OQ 1.00 0,9'5 i.oo t.oo 0.95 1,00 1,q0 4.95 1,99 lipg
b"to,?[* tp.U liio raoi idaa aii6o ras3 rids 34sg a5gg tsss 3433 3ii30 iSas

;iiq;i!,iiiJ 
-. 

q,nu i 99 1,0q .0..9p. 1,99 199 !,9! li?? l-!9 .d'9.? .1..09 1.99
sato. Ftow (perm) iito rg63 tsg3 +ggo 1863 tsdg 3433 3539 1583 3433 3539 1583

i;eat<-noiii factor, PHF o.bs o.g5 0.-95 o.os o.bs 6.05 O.gs 0.95 0-e5 0.95 0.95 0-95

nai riaW rvbhl 
' lao 'ts4 305 a4i u 1?4 4tq t'iist gfia ioa irt g6

ff?"i *b-,l"tion (vph) '"b '-0 \;; - ; -b ioa 0 o iri o 0 63

L;,i"Ci"* ir"* iri,ni ieb $4 160. 6q? 67 ta 4t4 . is-st '.tg? tpe. 
" 
titl . ag

Trr. Typ. prot perm Prot Perm Prg! pm+ov Prot Perm

pio[iiJaPr,.r"r 7 4 3 8 5 2 3 1 6

permitiedPhaies 4 I 2 6

niil;t"u q*"'r g t.) n.q 14.0 14 0 19 i 1?5. 1?,?- 1.1.1. f i ?1 9 ?.9 ?.?'9 ?96
firectU6Creen, g'(i) n.A 14.0 i+.0 16.1 12.5 tZ.S 11.1 35.7 51.8 5.0 29.6 29.6

;iG;; Il[ niiia'-' o.io o ig o iq 0.]? 0,11 0-14 o.1Q 6,41 0 69 0 Pq o 91 q'li
cii:irani6rime{s) i.o 4.0 4.0 +.6 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
'i."i'ilE E*ens',t h-i"l 3.0 i.o . g.o . i.o a.o lg ii9 3ig ii o 3,9 , +9 3;9

o z4s e3.6_ 299 2?8 J?? 1419 L01q J99 139?- 540

,;ts Faib pi,ii 0,11 o.os cQ.l7 o.o5 :- cQ.12 c0.38 0.04 0.05 0i91

vis iiaf,b perm c9.J.1 . 9-.01 0.0e 0'02
Aii nni Ana ii16 AnE iioc riM;i;gaii6. Q.pz q.91 9.71 9.e:1 9,,32 o.ee 9:e1 9'91 rii? gfl Prei 9'7

uniioiiii Deiay, di 30.6 3i.3 54.5 b4.i 33.4 iL.z az.s 24.3 8.0 40.5 27.5 1s-2

F[d;*si*tiare. apg 1;,ig i,.69 i0g 1.09 1^e9 1!9 l..g9 ,,.og j;d9 ]re9 i;el
Ilw|-go-r9lvll:,1Y:Y...'-:..._].:.-|:-:'.'J.i.1^|^^.^:^,.:)

in"Emiiitir berali, oz i.s i,q tl I 19.3 0.7 0.1 ?^9..e J9'5 q.1 ?7-1 111 ,9'9lncrgmgnlal uelaytuz l-!) I'r u.v re.e v', v

p;Ey'i;jt -- -J! -- z2.t 34.g 4.3.p q.p io,l 32,! ri6.l u4..! 6.i 67,g .ti.l in !
levdidtservice c c 'b b c c E c A E D B

Apb-(eiel DiEy (=) 37.9 4q..9 3i.l 41*_1

n'p'riiaiCnlds' D D D D

39.9
6.62
86.8

ta".1%
15

Sum of lost time (s)

tcu Levei'6i'sEiiice

HCM Levelof Service

8/10/2009
Fehr & Peers Associates, lnc.

Synchro 6 Reporl
Page 1
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Village at the Peak AM Peak

i. Calle de la Plata & PYramid Hi hwa 2018 Background Plus F)rolect Condi'rions

{ \ *\ 1t \+ I
Lane Configuratlons \ t r IlI ? r II t? r 'l'l TT r
tdeal Flow (vphpt) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

TotalLosttime(s) 40 4.0 4.0 4.0 4.0 4.0 40 4.0 4.0 40 40 4.0

Lar,eUtir Factoi iq0 100 1.00 0.94 1O0 1,00 097 09s 100 097 I9q 1,99
Frr 100 100 085 100 100 085 100 100 0B5 100 100 085

FiiProtected 0 es 1 09 1 q0 q e5 1.90 1 99 -0 9! l-99 .1j99 9 91 l=99 l-99
said. Fiow (prot) 1770 1863 1563 aogO 1863 1583 3433 3539 1583 3433 3539 1583

iri purritt.o 0 e5 i oo 1 00 0.,95 1,00 1. 00 0,95 1 99 1,op 0 ?? 1..99 1 00

Satd Flow,(perm) 1770 1863 1583 4990. 1863 1583 3433 3539 1583 3433 3539 1583

e= e99 !?9 1??1_ .8.1
peak-houifactor, PHF 0.95 O.SS 0.95 0.95 0 95 0.95 0.95 0.95 0.95 0.95 0.95 0.95

Ad1. Fiow (vph) 12? 214 233 569 6g 10.7 3e? 86? e4! 359 1327 e2

RfoRReduction(vph) b o 170 o o 81 0 0 12- ! 0 47

Lane Grduo Fiow

botToboatoo42oo4T
123 2ta 6s 560 6e 26 3a2 865 e05 35q- 1327 45

Turn Type

t)

Prot
52

Prot Perm Prot
7438

12,2
122
0.11

4.0
3.0

15 0
15.0
0.14

4.0
3.0

4
1E0
15.0
0,14

4.0
3.0

?3.7
23.7
6zz

4.0
e.0

265
26.5
025
4.0
3.0

Perm

I
26tr
265
o2.s

4.0
3.6

120
12..0

o.'it
4.0
3.0

39.6
39.6
0.37
4o
3.0

pm+ov
J

2

69.3
633
0.59

4,0
.3.0

Prot
1

13.5
is s
0.13

4.0
3.0

41 1

41.1
0.38
40
g.o

Perm

6
41.1

41.1

0.38
4.0
a.o

Piotected enases
Permitted Phases
Agtualed Green, G (s)

Effective Green, g (s)

Abtuated g/C Ratig
Clearance Time (s)

Vehiiie
Lane_Grp Cap (vph)

v/S Rgtio Plot
v/s Ratio Perm
v/a He,1i6
Uniform Delay, d1

Progression Fictor
lncremental DelaY, d2

pdt5y (e)

Level of Service
Apb.ioech Dq[ay (s)

Approach LOS

0.6? q,93
45.6 45.1
1.00 1.00
5.5 18.9

51 i o4.r
DE

52.4
D

0.04
o'29 o,sl
41 6 37.0
1.00 1 ..q0a.7 0.4
42.] 3i,4

DD

0.oz

9,1! o.oj
31.8 31.2
1.00 1.0t),: ..0.2 0.1

32,0 ?i 2

CC
36.0

D

0.92 0.83
19.9 46.0
100 1.00

i:

12.8 12.4
i2 a 5a.q

CE

0.03

Q,gq Q o7
33.0 21.2
r 0o 1.00
zb.s o 1

tis,s 21.3
DC

52:B

D

200
0.07

259
co.i 1

220 1 097
0.t t

458 382
cci li

1 300
0.24

988
.Q,20

0.37

430
010

1 349
c0.37o0q

1.aa
47.9
r.cio
si.e

rdb.6
F

qq7
28.6
{.og

1.3
29 

.-9,

C
43i

b

HCM Average Control DelaY

1e u _V-01!ine to GapPcity ratio
Actuated Cycle Length (s)

r n ie'i3q!1t!in 0" pae,tv U tilizatio n

Analysis Period (min)

c C?iticat Lane Group

46.6
g,Be

107.8
86,1olo

15

HQM Level of Service

Sum otiost time (s)
ie U 

-t-eveIof .Stirvice 8.0.E

8t10/2009
Fehr & Peers Associates lnc

Synchro 6 Report
Page 1
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tvlovernenl Dummary

E{DRA
!NTERtrECTIGN

I CLBV r \rf ..

Movement SummarY

Viltage at the Peak - Calle

2018 Plus Project Conditions

Roundabout

Vehicle Movements

95o/o
Level of Back of
Service Queue

(ft)

de la Plata/DrivewaY A

- AM Peak

Dem
Mov ID Turn Flow

(veh/h)

Deg of
Satn
(v/c)

Aver
Delay
(sec)

Prop. Eff. Stop
Queued Rate

Aver
Speed
(mph)

Frear DrivewaY NB

3LL
8TT
BRR

Approach

0.63
0.63
0.63
o.63

23

23

23

23

206
1

L4

223

1.9

50.0
6.7
2.7

0.163
0,167
0.163
o.164

13.2

4.2
7.2

L2,7

t.os B

LOS A

LOS A

LOS B

0.86
0.62
0.69
o.84

21.9
22.9
23.3
22.O

Calle de la Plata \t/B
lLL
5TT
6RR

Approach

24

448
t7

490

4.2
2.O

5.6
2.2

12.3

8.1
4.2
8.3

46
46

46
46

0.59
0.59
0.59
o.59

0.81
0.68
0.74
0.69

27.9
31.6
30.8
31.4

0.293
0.293
0.295
o.293

LOS B

LOS A

LOS A

LOS A

Driveway A SB

7LL
4TT
4RR

Approach

9

9

9

9

4

I
100

t07

20.0
50.0

2.0

3.7

0.068
0.069

0.069

0.069

11 .5

2.6

5.4

5.6

LOS B

LOS A

I.OS A

LOS A

0.53
0.53
0.53
0.53

0.78
0.38

0.58

0.s9

22.4
23.2

23.6

23.6

Calle de la Plata EB

5LL
2TT
2RR

Approach

382
s99
586

t567

2.7
2.0
2.0
2.O

0.540
0.540

0.540
0.539

9.6

5.4

5.5

6.5

LOS A

t-os A
LOS A

LOS A

136

737

137

t37

0.20
0.19
0.19
o.19

0.59 29.L

0.42 33.7

0.45 32.8
o.47 32.1

234'1 2.2 o.540 7.4 LOS A t37 o.33 30.1All Vehicles

Symbols which may appear in this table:

Following Degree of Saturation
# x = 1.00 for Short Lane with resulting Excess Flow
* x = 1.00 due to minimum caPacitY

Following LOS
# . Based on density for continuous movements

Following Qttette

about:blank MPA15-oo3 & RzAll-oos -88flfr$9? o
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Frear Driveway NB

Driveway A SB
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Village at the Peak AM Peak
2018 Background Plus Project Condittons

I\t)

9: Calle de la Plata & Drivewa

Lane Conflgurations
Sign Control
Grade
Voiume (veh/h)
Peak Hour Factor
Hourly flow rate (vph)

Pedestrians

L-.qng wolh (ft)

Walking Speed (fUs)

ndicgqiBtgerige .
Right turn flare (veh)

MeOiel lve.
Median storage veh)
Upstrenm sign.al ([t)

pX, plaloon unblocked
vC, conflicting. volume
vCl, stage l conf vol
vcz, qiqg'b ? {onf vol
vCu, unblocked vol

1C,,s_ffiie. (s)
tC, 2 stage (s)
1r F)
p0 queue freeoh

iMlcipa.grty (veh/h)

?2
78

11:jO

245
245

ti
1 139
oi2

'{o

0.0
A

3i

Average Delay
t n'tffi 'ctioii Q?pegjtv Utilization
Analysis Period (min)

1258 415

ICU LeVel of Service

\tr,Y
Free Fr.ee StoP

0% 0% 0%

233 Sqp .389 10 3 61

0 95 0.95 0.95 0.95 0.95 0.95

245 353 409 11 3 64

irlone

420

1258 415
6.4 6.2

3.5 3.3
98 90

14ii 638

420
4.1

E7
3

61
552

d.i2
10

1i.4
B

12.4
B

0
1i

1 ioo
6.2s

0
0,0

0.0

3
0
0

izoo
6.zi

0
0.0

2.8
4t.e%

15

8/10/2009
Fehr & Peers Associates, lnc.

Synchro 6 Report
Page 1
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Viliage at the ['eak
l. Calle de la Plata & ramid lt hwa

PtVl Peak
2018 Backgrounc Plus Project Conditions

J\Yt<\t('\

lane Configurations
lcjeal Flow (yphpl)
Tctal Lost time (s)

Lane Util Factor
Frt
Flt Protected

B;l:.WB,li

f \\\ f\\tt (\\tt
1900 1900 19.00 1900 1900 1900 1 900 1900 1 900 1900 1900 ',l900

40 40 4.0 40 40 1.0 4.0 40 4.0 4.0 40 4.0

100 100 1.00 094 100 100 097 095 1Qlo 097 095 100
1.00 1 00 0 85 1.00 1 00 0.85 1.00 1 00 0 85 1.00 1.00 0.85

0.9s 1.00 1.00 0.95 1 o0 1.00 0.95 1 00 1.00 0.95 1 00 1.00

Said Ftow (prot) 1770 1863 1583 4990 1863 1583 3433 3539 1583 3433 3539 1583

Ftt permitred 0.95 1.00 1.00 0.95 1.00 1 00 0.95 1.00 1.00 0.95 1.00 1.00

satc rtow (perm) tizo teog rsas aggo ieos tsas aaes ss3g tsaa a+39 gssg t5B9

zos 415 393 1236 438 189 1016 e1

Peak-hour factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95 0 95 0.95 0.95 0.95 0.95 0.95

Adj Flow (vph)

RTOR Reduction (vph)
186 205 305 1211 220 437 414 1301 461 300 1069 96

001440 018600540066
Lane Group Flovu 186 205 161 1211 220 251 414 1301 407 300 1069 30

Turn Type
Protected Phases
Permitted Phases
Actuaied Green, G (s)

Effective Green, g (s)

Actuaied glC Ratio
Clearance Time (s)

vehicie Extension (s)

Prot
7A

4

14.0 14.4 14.4
14.0 14.4 14 4
0.14 0.15 015
4.0 4.0 4.0
3.0 3.0 3.0

Perm Prot
85

8

pm+ov Prot Perm

2316
26

Perm Prot
aJ

24.0 24.4 24.4 13 0 35.0 59 0 9 0 31 0 31.0

24.0 24.4 24.4 13.0 35.0 59.0 9.0 31 0 31.0

o 24 0.25 O 25 0. 13 0.36 0.60 0,09 0.32 0.32

4.0 4.0 4 0 4.0 4.0 4.0 4 0 4.0 4.0

3-0 3.0 3.0 3.0 3.0" 3.0 3.0 3,b il
Lane Grp Cap (vph)
v/s Ratib Proi
v/s Ratio Perm
v/c Riiio
Unifoim Delay, d1

Piogressicin Factor
lncremental Delay, d2
Delay (s)
Level of Service
Aiipioach De.lev (s)

Approach LOS

0.10
o 74 0.75 9,60 1._oO 6 +A

40.4 40.3 39.9 37.1 31.6
1 00 1 00 1.00 1.00 1 00
10.7 1 1.0 8.6 24 4 0 I
51.2 51.3 46 5 61.6 32 ?

DDDEC
50.1 52.3

DD

016
0.91 1 03 g3Q
42.1 31 .1 10.4

1.do 1.oo 1.00
224 344 0.3
64.6 66.1 10 6

EEB
54,9

D

002
q,?6 0:96 q 06
44.5 33.1 23.5

!,oo i 0g 1.oo

38.6 17 .7 0.'1

83.1 sb.B 23.6
FDC-.;55b

E

252 273 232 1217 462 393 454 1259 1014 314 11 15 499

0 i 1 c0.11 cO"ZA 0j2 c0 12 cO.AZ 0.10 0.09 0.30
0.16
0,94
33 1

ioo
3.4

365
D

HCM Average Control DglaY

llCM Volume to Capacity ratio
Actuated Cycle Length (s)

I ntersection Capagity tititization
Analysis Period (min)

c CriticalLane Group

l{CM Level of Service

Sum of tost timg (s)
ICU Level of Service

53.4
0.98
98.4

87 8o/o

't5

D

160
E

Bl1 0r2009
Fehr & Peers Associates, lric

Syncl"iro 6 Report
Page 1
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lvl.u vgltl(,ltL !)UrIUlraIy

SIDRA
IhITERSEETIBN

Movement SummarY

Village at the Peak - Calle de la Plata/Driveway A

2018 Plus Proiect Conditions - PM Peak

Roundabout

Vehicle Movements

Mov ID
Dem

Turn Flow o/oHV

(veh/h)

95o/o
Level of Back of
Service Queue

(ft)
'Ti:", fl;.fi

Deg of
Satn
(v/c)

Aver
Delay
(sec)

Prop.
Queued

Frear Driveway NB

3LI
8TT
BRR

Approach

707

1

40
749

2.O

50.0
2.5
2,1

12.8

3.9
6.9

12.5

B1

81

81

81

0.65
0.65

0.55
0.65

0.90
0.61
0.75
0.90

22.0
22.8
23.3
22.1

0.451
0.500
o,449
0.451

LOS B

LOS A

LOS A

LOS B

Calle de la Plata WB

1LL
6TT
6RR

Approach

39

697

I
744

2.6
2.O

Lz.5
2.2

0.565
0.562
0.571
o.562

rs.q
11 .3

11.3

11.5

LOS B

LOS B

LOS B

LOS B

114

115

115
115

0.79
0.79
0.79
o.79

1.00
0.95
0.96
o.96

26.1

30.2
28.9
29.9

Driveway A SB

7t
4T

4R

Approach

L

T

R

2L

1

501

524

4.8
50.0

2.O

2.3

16.9
8.0

10.4

LO.7

81

B1

84

84

0.79
0.79
0.79

o,79

t.o2
0.88
0.96

0.96

20.7
2t.4
22.O

22.O

0,488
0.500
0.493

0,493

LOS B

LOS A

LOS B

LOS B

Calle de la Plata EB

5L

2T

2R

Approach

L

T
R

74

74

74

74

209
408

382
998

1.9

2.0
2,1

2.O

o.374
0.374
0.374
o.374

9.8
5.5

5.6
6.4

IOS A
LOS A

LOS A

LOS A

0.23
0.23
0.23
0,23

0.60
0.43
0.47
o.48

29,O

33,s
32.6
32.L

All Vehicles 3015 2,1 0.571 9.9 LOS A 115 o.s7 0.78 26.3

Symbols which may appear in this table:

Following Degree of Saturation
# x = i.00 for Short Lane with resulting Excess Flow
* x = 1.00 due to minimttm caPacitY

Following LOS
# - Based on density for continuotls movements

Following Quetle

about:blank 8tr0i2009
MPAI5-003 & RZA15-005 - EXHLB|T O



Driveway A SB

Frear Driveway NB

m

=(0
(0

(L
fi,

oio
o)

(g

C)

o
0)

o
o-
(D

6t
1lil
0)

mE
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Village at the Peak
9: Calle de la Plata & Dri

PM Peak
2018 Background Plus Project Conciiiions

) {-
--> \\

Lane Configurations
Sign Control
Grade
Volume (veh/h)
Peak Hour Factor

\

127

0.95
307
0.95
323

+t-!y'
Free Free Stop
0% a% 0%
304 3f7 5 13
0.95 0.95 0.95 0.95
320 397 5 14

None

Hourly flow rate (vph) 194
Pedestrians
Lane Wiath (ft)
Walking Speed (fUs)
Percent Blockage
Right turn flare (veh)
Median type
Median storage veh)
Upitibam. qisngllft)
pX, platoon unblocked
vC, confiiciing volume 402
vCl, stage 1 conf vol
vQ2, sfage 2 conf vol
vCu, unblocked vol 402
tC, single (s). q.l
tC,2 stage (s)
t[ (s) 2.2
p0 queue free o/o 

BB
cM'c'apacity (veh/h) 11i7

987 3ee
6.4 6,2

3".q 3,3
94 50

243 650

Volume Total
Volume Left 134 0

0o
1157 1700
o i;2 o.ig
100
6.s o,o

A
2.5

V.otume Ribht
cSH
Vofyqne !o Qgpa.oity
Queu.e Length.gsth (ft)
Control Delay (s)
Lane LOS
nppionh Delay (s)
Approach LOS

lvgteg" Qslev
I nterseCtion Capacity Utilization
Analysis Period (min)

ICU Level of Service

14

32?
609
o lrs

B4

16.0
C

i 8.0
C

402
0
5

1700
0.24

0

0.0

0.0

6.0
56.920

15

8t1012009
Fehr & Peers Associates, lnc

Synchro 6 Repori
Page 1
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APPENDX G:

INTERSEGTION CRASH DATA
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APPENDX H:

TURNING MOVEMENT COUNT: PYRAMID HIGHWAY AND POSADA

MPAIS@3 & RA1e005
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TIUC Sammaru of tunmid '- Posh
Project #: 0

COUNTPERIODS

.m 7:00 AM
noon 1l:00 AM -

Dm 4:nO PM -

AM PEAK HOUR

NOON PEAK HOUR

PM PEAK HOUR

7OO AM

OAM

500 Pltl

MPN*N3 & RA15.N5
AH'BIT O

Nt

E
(Intersection Name)

I
Day

H
C-
-C

0

Heavy Vehicle Percentage



TMC Summary of Pynmid W ' ^ Poada Dr -^ ' Canyon Dr
Project #; ffi-8039-061

nrt

AM PEAK HOUR

NOON PEAK HOUR

PM PEAK HOUR

Nt

t+a,
C.
-C

ru
Day

7OO AM

245 PM

MPAI*N3 & RA15-005
EXHIBIT O

.m 5:3O AM - 8:3O AM

n@n PM

Dm 4:30 PM - 5: PM
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INTERSECTION TURNING MOVEMENT DATA
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INTERSECTION TURNING MOVEMENT SUMMARY

Crtlc Dc Ia Plala West/Pyremid HwY

Crlle De La Plata Wcst

TIME:
DATE:

HOURPEzuOD 8:00 AM to 9:00 AM

EAK 15 MiNUTEPERIOD: 8:45 AM to 9:00 Alt4

.diT:L d
rlltJl-3 137

TOTAL
I

908

2s3 -'l r 66 266
I'

IKL
I65 I
lr45s
2 18s 5

32406
3 296 "1

63s68
7 415 l0
7 494 12

)
8

8

l4
t8
.))

26

30

GE
23 36

46 ?5

7s r07

t04 145

130 187

164 232
20t 267

234 307

DEE
22 l0
37 10
502'
6t21
6922
8924
114 3 4

12734

a!c
4l7l
6 2 r4't
u2201
tl 2 258

14 2 302

ls 3 364

20 4 434

22 4 5ll

Period End
7:15 A.$
7:30 AM
7:45 AM
8:00 AM
8:15 AM
8:30 Alt4

8:45 AM
9:00 AM

JKL
l65i
08C4
1400
I s5 I

056 I
360 I
t592
0'192

DEE
22 l0
!5 0 0

13 1l
ll 0 0

801
2002
25 I0
1300

GgI
23363
23395
29320
29386
26424
34454
37354
33404

AEC
4171
2176
5054
0057
3044
l162
5i70
2077

Period Entl
7:15 AM
7:30 AM
7:45 AM
8:00 Alt4

8:15 AM
8.30 AM
8.45 AM
9'00 AM

JKL
32406
72316
5?nl
52305
42546

847

804

792
8s6

908

GHI
t04 t45 14

107 l5I 15

I t8 157 14

126 150 18

r30 762 16

E
i
2

4

3

3

D
5l
47

52

64

66

Besinuing At
7:00 AM
7:15 AM
?:30 AM
7:45 AM
8:00 AM

tl 2 258

l0 I 231

9 I 21't

92233
lr 2 253

MPA|5-003 & RZA15-005 - EXHLB|T O



INTERSECTION TURNING MOVEMENT SUMMARY

ffiy 'nME: 4:ooPM to 6:ooPM

DATE: Tbor&21-08

5i00 PM

5:30 PM

Pyramid HwY

o6rN

riL
TOTAL

1,042

l*:l __elaP'a'aw-l L 1t,,,*l:o'l r l,;=.', I

Pyramid HwY

DE
ll 2

?42
293
363
4't 3

585
696
766

49 64 21

84 116 35

r28 1?0 53

t7't 214 73

260 ?'t1 92

326 330 106

394 402 124

466 469 145

JXL
029 I

0?64
0 117 4

21468
3 186 l0
4 225 15

4 28? 16

4 3)5 l7

Pcriod End
4:15 PM
4:30 PM
4:45 PM
5:00 PM
5:'15 PM
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@ Converse Gonsultants
Geotechnical Engineerlng, Environmental and Groundwater Sclence, lnspection and Testing Services

September 14,2015

Mr. Michael S. Railey, Partner
Rubicon Design Group
100 California Avenue, Suite 202
Reno, Nevada 89509

SUBJECT: FEASIBILIilGEOTECHNICALINVESTIGATION
Proposed 172 Home Subdivision
APN #534-571-01
Spanish Springs, Nevada

15-25114-01

Dear Mr. Railey:

ln accordance with your written authorization to proceed, we have prepared our "Feasibility
Geotechnical lnvestigation" report for the subject site location near the intersection of
Pyramid Highway and Calle de la Plata. Our scope of services included a literature review,
field exploration, soil, groundwater, and flooding conditions as well as engineering
analyses, and the preparation of this report.

It must be understood that the conclusions presented herein are preliminary in nature and
subject to confirmation by a Final Geotechnica! lnvestigation based on the final project
design.

The opportunity to be of service to you is sincerely appreciated. lf we can assist you
further on this project, or if you have any questions, please call.

Respectfully submitted,

Converse Consultants

/%?-
Kathi Brandmueller, P.E.
Senior Engineer/Office Manager

Dawson, P.E., M.B.A.
Senior Staff Engineer

4840 MillStreet, Suite 5, Reno, Nevada 89502

Telephone: (775) 856-3833 I Facsimile: (775)856-3513 O email: reno@converseconsultants.com
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PROFESSIONAL CERTIFICATION

This report has been prepared by the staff of Converse Consultants under the
professional supervision of the registered engineer(s) whose seals and signatures appear
hereon.

The findings, recommendations and professional opinions presented in this report were
prepared in accordance with generally accepted professional engineering practice at this
time in the State of Nevada. There is no otherwananty, either expressed or implied.

H. Edward Dawson, P.E.
Senior Staff Engineer
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FEASIBILITY GEOTECHNICAL INVESTIGATION
APN #534-571-01

Spanish Springs, Nevada

PROJECT DESCRIPTION

The project site is located near the corner of Nevada State Route 445, Pyramid Highway
and Calle de la Plata and fronts Campo Rico Lane. The site is rectangular shaped.
Proposed on the site is a 172 home subdivision. The size of the proposed project site is
58.487 acres. The property has an average elevation of approximately 4557 feet. Due to
the flat topography of the site, relatively light structural loads and minimal cuts and/or fills
are anticipated.

SITE DESCRIPTION

The site description is based on our field observations and information provided by you.
We have included a vicinity map depicting the location of the proposed project as "Drawing
No. 1."

Currently, the site is relatively flat, sloping slightly from east to west, and is vacant with
native vegetation consisting of sagebrush. Near the southern boundary of the parcel is an
approximate 3 or 4 foot deep drainage ditch running in an east-west direction. The project
site is located in an area of single family homes and warehouses. Adjacent to the site is
non-developed land and single family homes.

GEOLOGY AND GEOLOGIC HMARDS

Geology
As shown on the "Geologic Map of Washoe and Storey Counties, Nevada" (Bonham,
1969) the site is underlain by Quaternary Alluvium deposits consisting of stream deposits,
talus, slop wash, alluvial fan and eolian deposits. Soils consist of gravel, sand, clay and silt
mixtures.

Faulting
The project site as well as all of Reno and Sparks is located near active faults which are
considered capable of producing significant ground motion due to seismic events. Based
on the USGS Quaternary Fault Fold Database, there are no known active faults (Holocene-
age, exhibiting displacement with the last 11,000 years) crossing the subject site.

Liquefaction
The site also appears to be outside any zones prone to seismically-induced liquefaction.
Liquefaction of granular soils is caused by strong earthquake motion on loose saturated
granular soils. The depth to groundwater is approximately 135 feet below ground surface.
The probability of liquefaction is very low in the site area.

MPAI5-003 & RZA15-005
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FIELD INVESTIGATION AND SOIL CONDITIONS

Five hand-auger borings were advanced to a maximum depth of 3 feet at the site as shown
on the attached Drawing No. 1 titled "Boring Location Map". Soils in the hand auger
borings were relatively consistent with the Natural Resources Conservation Service
(NRCS) mapping and related data calling it sandy loam consistent with alluvial deposits.
Sandy loam is typically comprised of sand, silt, and small amounts of clay. The soils
observed in the hand auger excavations consisted of silty sands, silty sand with gravel,
clayey sand, poorly graded sand, and well graded sand with gravel. These alluvial
deposits were loose in some areas and dense in others and all were dry at the surface and
slightly moist with depth. Soils were field classified. Refer to Appendix A for
representation of all hand auger borings.

LABORATORY ANALYSIS

Laboratory analysis was not included in our current scope of services. Laboratory testing
will be required during the final geotechnical investigation.

GROUNDWATER CONDITIONS

Groundwater
Groundwater is not expected to be a constraint to development. Based on the State of
Nevada Division of Water Resources interactive monitoring well website, there is a
monitoring well approximately one-half mile to the south east with a consistent water
elevation of approximately 135 feet below existing ground surface.

FLOODING AND DEBRIS FLOW

The Flood lnsurance Rate Map (FIRM) produced by the Federal Emergency Management
Agency (FEMA) shows the majority of the site lies in an area designated as Zone X. This
area is determined to be outside of the 0.2o/o annual chance floodplain; however, Zone X is
defined as "Areas of 0.2o/o annual chance flood; areas of 1o/o annual chance flood with

average depths of less than 1 foot or with drainage areas less than 1 square mile; and
areas protected by levees from 1% annual chance flood." The southern portion of the site
lies in an area of Zone AO which is within the 100 Year Flood zone. Zone AO is defined as
"Flood depths of 1 to 3 feet (usually sheet flowing on sloping terrain); average depths
determined. For areas of alluvial fan flooding, velocities also determined."

A majority of the site lies in an area of Zone X; however, the Zone AO portion of the site
will need to be mitigated during the Civil design phase of the project. Upon incorporating
current drainage standards, flooding and debris flow should not be an issue. Below, Figure
1 depicts the zone designator areas for the parcel.

MPA15-003 & RZA15-005
EXHIBIT O

Converse Consultants Job Number 15-25114-01



FIGURE I - FIRM BY FEMA FOR PARCEL 534.571.01

ENGINEERING PROPERTIES OF SOILS

The engineering properties of the native soils observed are relatively good and should be
generally suitable for the support of the structure proposed (to be verified through
laboratory and field investigation performed during the Final Geotechnical Report). Some
over excavation and re-compaction to provide uniform soil conditions beneath footings and
slabs and to address any encountered expansive soils, should be anticipated.

SLOPE STABILITY

No features that would indicate slope instability were observed.

PRELIMINARY CONCLUSIONS

Based on our observations and research, it is our opinion that the proposed project is
feasible from a geotechnical standpoint. Specific recommendations would be provided in
the Final Geotechnical lnvestigation.

CLOSURE

This report has been prepared for the sole benefit and exclusive use of the ownercnO
project design team in accordance with the terms and conditions of our signed
authorization under which these services have been provided. Any reliance on this report
by third parties shall be at the third party's sole risk. Our services have been performed in
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accordance with applicable state and local ordinances, and generally accepted practice
within our profession. No warranty, either expressed or implied, is made.

Converse Consultants is not responsible or liable for any claims or damages associated
with the interpretation of available information provided by others. Site exploration
identifies actual soil conditions only at those points where samples are taken, or
observations made, when they are performed. Data derived through sampling and
analytical testing are extrapolated by Converse employees who then render an opinion
about overa!! soil conditions. Actual conditions in areas not sampled, or observed, may
differ. ln the event that changes to the property occur, or additional, relevant information
about the property is brought to our attention, the recommendations contained in this report
may not be valid unless these changes and additional relevant information are reviewed
and the recommendation of this report are modified or verified in writing.
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Date of Drlllingt 91812015
Drlller: N/A

Ed Dawson

Log No. H-1

Location: Parcel 534-571-01
Borehole Diameter: 3 inch
Groundwater Depth (ft): None Encountered

Elevatlon (ft): 4557 feet
Equlpment: Hand Auger
Drlvlng Wt. and Drop: N/A

ST'MMARY OF SUBSURFACE CONDITIONS

This log ls part of the report prepared by Converse for this project and should
be read wlth the report. Thls summary applies only 8t the location and time of
the exploratlon. Subsurface condltions may dlffer at other locations and may
change at thls location wlth the passsge oftlme. The data presented ls a
slmplified modcl ofthe actual conditlons encountered.

SILTY SAND (SM), Light Brown, Medium Grained, Slightly Moist,
Dense

SILTY SAND WITH GRAVEL (SM), LightBrown, Fine Grained
Gravel, Slightly Moist, Subangular, Dense

Boring Terminated Due to Refusal

Parcel 534-571-01
Near the intersection of Pyramid Hwy and Galle de la Plata

Spanish Springs, Nevada

Project No.

15-25114-01

Over 60 Ycars of Dedication
ln Engincerlng and
Envlronmental Sclences

Drawing No.

A-l
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Log No. H-2
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Date of Drillingt 9/812015
Driller: N/A

Location: Parcel 534-571-01
Borehole Diameter: 3 inch

Elevation (ft): 4557 feet
Equipment: Hand Auger

Logged By: Ed Dawson Groundwater Depth (ft): None Encountered Driving Wt. and Drop: N/A
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SUMMARY OF SUBSURFACE CONDITIONS

This log is part of the report prepared by Converse for this project and should
be read with the report. This summary applies only at the location and time of
the exploration. Subsurface condltions may differ at other locttions and may
change at this location with the passage of tlme. The data presented is a

simplified model ofthe actual conditions encountered.
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SILTY SAND (SM), Light Brown, Medium Grained, Slightly Moist,
Dense

SILTY SAND WITH GRAVEL (SM), Light Brown, Medium Grainer
Sand. Fine Grained Gravel" Slishtlv Moist. Dense Subansular

Boring Terminated Due to Refusal

End of Exolorntion et 1.5' Xl Convorre Snmnler (whife svmhol=no rocovorv)

Parce! 534-571-01
Near the intersection of Pyramid Hwy and Calle de la Plata

Spanish Springs, Nevada

Project No.

15-25114-01

Over 60 Years of Dedication
in Engineering and
Environmental Sciences

Drawing No.
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Date of Drlllingz 91812015
Drlller: N/A

Locatlon: Parcel 534-571-01
Borehole Dlamcter: 3 inch

Elevation (ft): 4557 feet
Equipment: Hand Auger

Log No. H-3
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rd : Ed Dawson Groundwater Depth (ft): None Encounterod Drlvlng Wt. and Drop: N/A
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SUMMARY OT' SUBSURF'ACE CONDITIONS

Tlris log ls part of the report prepared by Convcrse for this project and should
be rcad wlth the report. This summary applies only at the locatlon and time of
the exploratlon. Subsurface conditions may differ at other locations and may
change at thls locrtion wlth the passage oftime. The data prcsented ls a
slmpllfied model of the actual condltlons encountered.
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SILTY, CLAYEY SAND (SC-SM), LightBrown, MediumGrained,
SlightlyMoist

CLAYEY SAND (SC), Light Brown, Medium Grained, Slightly
Moist, Dense

Boring Terminated Due to Refusal

xoloration at 2.0' IYI C^.r..t.o Somnlar /whl+a cunhal:nn raanua*ul

Parcel 534-571-01
Near the intersection of Pyramid Hwy and Calle de la Plata

Spanish Springs, Nevada

Project No.

15-25114-01

Converse Consultants
Ovcr 60 Ycars of Dedication
ln Englnccring and
Environmental Sciences
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Log No. H-4
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Date of Drillingz 91812015

Driller: N/A
Location: Parcel 534-571-01
Borehole Dirmeter: 3 inch

Elevation (ft): 4557 feet
Equipment: Hand Auger

: Ed Dawson Groundwater Depth (ft): None Encountered Driving Wt. and Drop: N/A
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SUMMARY OF SUBSURFACE CONDITIONS

This log is part ofthe report prepared by Converse for this project and should
be read with the report. This summary applies only at the locatlon and time of
the exploration. Subsurface conditions may differ at other locations and may
change at this location with the pessoge of time. The drta presented is a
simplified model ofthe actual conditions encountered.
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POORLY GRADED SAND WITH SILT (SP), Light Brown,
Medium Grained, Slightly Moist
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POORLY GRADED SAND (SP), Light Brown, Medium Grained,
Slightly Moist

WELL GRADED SAND (SW), Light Brown, Medium Grained,
Slightly Moist

Boring Terminated

o In at 3.01 lXl (-nrrvcrrc Srmnlor /whito cvmhol=no rpcoverv)

Parcel 534-571-01
Near the intersection of Pyramid Hwy and Calle de la Plata

Spanish Springs, Nevada

Project No.

15-25114-01

Converse Consultants
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Log No. H-5

Datc of Drllllng: 91812015
Drlller: N/A

Locatlon: Parcel 534-571-01
Borehole Dlameter: 3 inch

Elevation (ft): 4557 feet
Equlpment: Hand Auger

Ed Dawson Groundwater Depth (ft): None Encountered Drivtng Wt. and Drop: N/A
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SUMMARY OF STiBSURF'ACE CONDITIONS

This log is part of the rcport prepared by Converse for thls project and should
be read wlth the report. Thls summary applles only at the location and tlmc of
the exploration. Subsurface conditions may differ at other locations and may
change at thls locatlon wlth the passage of tlme. The data presented Is a
simpllfied model ofthc actual condltlons encountered.
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POORLY GRADED SAND WITH SILT (SP), LightBrown,
Medium Grained, Slightly Moist
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POORLY GRADED SAND (SP), LightBrown, Medium Grained,
SlightlyMoist

WELL GRADED SAND (SW), Light Brown, Medium Grained,
SlightlyMoist

Boring Terminated
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Parcel 534-571-01
Near the intersection of Pyramid Hwy and Calle de la Plata

Spanish Springs, Nevada
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Silty Clayey Sand
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PG Sand with SiLt

Poorly Graded Sand with Gravel
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WG Sand

Soil Samplere
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Notes:
tl
il'L.Five hand auger boringa (H-1 through H-5) were drilled on 9/8/L5.
rl

ll r. Groundwater was not encountered during our inveatigation.

,3. Boring locations are approximate.
I
I 4. These loge are subject to the limitatiorrE, conclusiona, and recommendations
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EXHIBIT O.1

Quolihl. Deliuered.

To:

Thru:

From:

Pam Parenti

Scott Estes 5Ju

Holly Florertri't"i

Re: 350 Calle De La Plata Discovery - Preliminary Water Facitity Requirements

PURPOSE:
Determine the least cost facility plan to provide water service to the proposed 1g6 unit
subdivision in the Spanish Springs Valley. The preliminary Tentative Map toi tne subdivision is
attached.

CONCLUSIONS AND RECOMMENDATIONS:
The project will require annexation to TMWA's retail water service territory prior to service. Once
successfully annexed, water service can be provided by the Desert Springs System by
extending at least two water mains to the property and tonstructing ,i t"r-rt on" n"r, pressure
regulating station. There are several main exteniion options shown on the attached exhibit.
]!e-pgliminary cost estimate for service to the 350 Caile De La ptata project is approximately
$1,542,848 not including the off-site main extension costs. The included costs consist of Rate
Schedule WSF charges for Area 12 and Supply and Treatment and one new pressure
regulating station and do not include off-site main extensions or onsite water facilities.

DISCUSSION:
Location:
The 350 Calle De La Plata subdivision consists of 186 single-family residential units on ApN
534-571-01in Section 23inT21N, R20E, MD-U in the Spa-nisn Springs Valley. The project islocated norlh of calle De La Plata and east of Pyramid tivay in Wash"oe CoJritV Current
development plans include 186 single-family residential units on 58.5 acres wiih average lot sizeof 8,000 square feet. The project is located outside the Truckee Meadows Water Authority,s
retail service territory and must be annexed prior to service. An exhibit is attached showing theproject location in relation to existing water facilities and retail serric" b"dilr.
Estimated Demands:
The maximum day domestic demand for the project has been estimated at l49gpm. No
separate potable irrigation demand was included in this analysis as it is unknown at this time. lnaddition, fire requirements are unknown and must be set by [h" rire nutrority prior to service.

The project can be served by extending at least two water mains as shown on the attached
hydraulic analyses exhibit and construction of at least one new pressure regulating station.
Option 1 includes extending a main in Calle De La Plata from g're existing tZ-incn main near

Truckee Meadoy;s l4/ater Attthori4, it o not-for-profit, comrttmilrowned ytaler utilily,
overseert b)' elected officials and citizen appointees from Reno, Sparks and LVashoe Cotut6.

1355 Capital Blvd. . p.O. Box 30013 o Reno, NV g9520_3013

@ zzs.rs+.go8o . (Bzzs.g:+.roos

June 3,2015
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350 Calle De La Plata Discovery
June 3, 2015
Page 2 of 3

lsidor Court to the project's eastern boundary and a new pressure regulating station near the
project entrance. Option 2 involves connecting to the existing water main on the west side of
Pyramid Way and extending a water main through the access road shown and construction of a
new pressure regulating station. Both Options 1 and 2 will require crossing pyramid Way which
NDOT will most likely require jack and bore as opposed to open cutting installltion methods.
Option 3 involves connection to an existing reguiated zone at Paradise View Drive or other route
through the Donovan Ranch Subdivision as yet unbuilt. option 3 will require the developer
acquire easements acceptable to TMWA acioss properties owned by others and a route to
connect to the street main through planned lots.

Two of the three off-site main extensions will be necessary to meet looping requirements under
the NAC445A code and TMWA standards. Since no phasing plan was suLmitieo, it is not
known which options the builder may prefer. TMWA prefersbption 1 over opiion 2 and will
share costs in the main extension only in Calle De La Plata. Option 3 is intended as a
secondary supply only and therefore, Option 1 or 2 must be constructed for primary service.

The preliminary water system facility requirements based on the estimated maximum day
demand are summarized in the table below:

Table 1: Estimated Major Water Facility Gosts

Facility Description Quantity Unit Unit
Cost TotalCost Comments

Area 12 Facility Charge 149 per gpm $5,789 $862,561 Rate Schedule WSF
Supply and Treatment

Facility Charge 149 per gpm $4,1 63 $620,287 Rate Schedule WSF
Pressure Regulating
Station 1or2 each $60,000 $60,000

Depends on Option
Chosen

Offsite Main Extensions vanes unknown Depends on Option
Chosen

Estimated Cost $f ,542,949
2015 planning level
estimate onlv

1.

2.

3

4.
5.

ASSUMPTIONS:
The 350 Calle De La Plata subdivision will be annexed into the Truckee Meadows Water
Authority's retail water service territory.
This preliminary study was based on information provided by Star Consulting in May 2015
including a preliminary Tentative Map and average lot sizes of 8,000 squarjeet.
T.he water facility plan options shown on the included exhibit are pretiminary and subject to
change.
Potable irrigation demands are unknown at this time.
Privately owned individual pressure regulating valves will be installed by the builder per TMWA
design standards.
The estimated maximum day domestic demand for the project is 14g gpm. Actual demands will
be determined at the time of application for service.
The fire flow requirement and duration has not been set by the governing fire agency and must
be set prior to finalizing the water facility plan.
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350 Calle De La Plata Discovery
June 3, 2015
Page 3 of 3

8. All cost estimates are preliminary and subject to change. The costs represented are preliminary
planning level cost estimates that are based on the best information available today. Actual
costs will be determined at the time of application for service.

9. This estimate does not include the cost of off-site main extensions, onsite facilities, water rights
for the project or contribution to the water meter retrofit fund.

10. Dead ends must be eliminated and a looped water system designed, to the extent possible, per
NAC 4454 requirements. The Health Authority may require changes to the ultimate water
facility plan that may in turn affect the included cost estimates.

1 1. The water facility plan proposed by TMWA must be reviewed for compliance with state and local
codes and regulations and approved by the local health authority prior to service.

SUMMARY AND CONCLUSIONS:
The proposed 350 Calle De La Plata subdivision can be served by the Truckee Meadows Water
Authority within the Desert Springs System. The partial 2015 planning level estimated cost for
service to this project for is $1 ,542,848. Annexation to the Truckee M-eadows Water Authority's
retailwater service territory is required.

/hmf
Attachments: Preliminary Tentative Map by star consulting - reduced

TMWA RetailService Boundary Figure
Off-Site Main Extension Options Hydraulic Analyses Schematic - Preliminary

cc: Erin Harris, Star Consulting
File 15-4370

Truckee Meadotvs l|rater Afihority is a not-fot'-profit, comnzunily-ovnedwater ulilily,
overseen by elected fficials and citizen appointeesfrom Reno, Sparl<s and lilashoe County.
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1355 Capiml Blvd. ' PO Box 30013 ' Reno, NV 89520-30I3
'::) 775.834.8080 . i-.r 775.834.8003

Date: May 7,2015

To: Pam Parenti

From. Susan Whittet\$ [ -

RE: 15-4370,350 Calle de la Plata - 186 Singte Famity Residence Lots
Assessor's Parcel Numbers APN: 534-571-01

Applicant: CN Properties, LLC clo Blackstone Development Group

The New BusinessAly'ater Resource team will answer the following assumptions on each new discovery:

. ls the property within Truckee Meadows Water Authority's water service territory?o Does the property have Truckee River water rights appurtenant to the property or resource credits
associated with the property?
. lf yes, what is the status of the water righL Agricultural or Municipal and Domestic use?. Estimated water demand for residential and or commercial projects.

. Any special conditions, or issues, that are a concern to TMWA or the customer.

The following information is provided to complete the Discovery as requested.

o The subject parcel (APN 534-571-01) is not within Truckee Meadows Water Authority's (TMWA's) service
territory. An annexation is required; which is paralleling this discovery.

. There are no Truckee River decreed water rights appurtenant to this project. The Applicant and/or
owner will be required to follow TMWA's current rules, specifically Rule 7, and pay all fees associated
with the water rights needed in order to obtain a will serve commitment letter. ln the event
owner/applicant owns permitted surface or ground water rights, those water rights would need to be
dedicated by applicanUowner towards the project. Any remaining water rights required for the project,
may be purchased from TMWA. Ground or surface water rights dedicated by the applicanUowner for
this project must be permitted and must be reviewed and deemed acceptable by TMWA.

. Based on the information provided, 186 Single Family Residential (SfR) lots at 8,000 sq.fVlot are
estimated to require a domestic demand of 79.98(AF). Plans were not submitted for the recreational
elements or irrigation with your new business application; therefore, the estimated demand calculation
can only be provided for the proposed single family residential lots. Once final plans are submitted, a
more accurate demand will be calculated. Please note, additionat dedication for return ftow may be
required for irrigation and for domestic use if residentiat tots are not sewered back to the Truckee River.

. Any existing right of ways and public easements would need to be reviewed, and if needed the
property owner will need to grant TMWA the proper easements and/or land dedications to provtde
water service to the subject properties. Property owner will be required, at its sole expense, to provide
TMWA with a current preliminary title report for all subject properties. Owner will represent and
warrant such property offered for dedication or easements to TMWA shall be free and clear of all liens
and encumbrances. Owner is solely responsible for obtaining all appropriate permits, licenses,
construction easements, subordination agreements, consents from lenders, and other necessary
rights from all necessary parties to dedicate property or easements with title acceptable to TMWA.

Trucl<ca i'It:cdolus \'\/dte t'Autlrol'i{-v i.\ d ,r0t-J0r- profiL, contnturitv-rrryrrrtd }ydlar lrtility,
oysr'-\rcn by clcclctl o.fJtcials anrl r-iiiteri ttllpoitlt(cs.[rL)nt Rcno, -Spurlis ,:rrrrl \Vo.shor Courrl.\r

MPAI5-003 & RZA15-005
EXHIBIT O-1



WATER
ITTY

I

2

Existing demand (curent usage) at Service propergr

WATER NGHTS AND ME,TEIT FLI\TD CONTRIBUTION
CALCULATiON WORKSHEDT FOR MULTI.TENANT APPLICATIONS

/*\
TBUCKEE MEADOWS

\r./iu'f,o

Number of units

Retail floor space:

l.ixfure units:

Landscaping: TBD Turf

x 0.43AF (average per SFR)

x 0.0004 per sq.ft.

, x I5x365x3.07l I mil

186 79.98

0.00

0.00

0.00

0.00

0.00

0.00

Dernand
(Acre Feet)

0.00

79.98

79.98

3

4

5

6

7

8

9

10

1l

12

l3

t4

l5

t6

sqfl
Drip: TBD

Other calculated demand:

New or additional demand at Service proper[r (lines 2+3+4+5+6)

Total Dcmand at Scrvice property (lines 1+g)

Less: Prior demand commitments at service property

Lcss: Other resource credits

Total Credits (lines 10+11)

Subtotal: Rcquired resource dedication/commitment (lines 9-12)

Factor amount (0.11 xLine 13)

No retum flow required

TOTAL RDSOITRCES IIEeUIRED (tines 13+14+15)

Pricc of Water Rights per AF
Will Servc Commitment Letter preparation Fee ($100 per letter)
Due Diligence Fee ($150.00 per parcel)

Document Preparation Fees ($ I 00.00 per document)

Meter Contribution ($1,830 x 29.9g acre feet of demand)

TOTAL IIEDS DUE (tines t7+tg+tg+20+21)

350 Calle de laPlata

0.00

79.98

0.00

0.0a

79-98

t7

18

l9

20

2t

22

$

$

s

$

s

s

599,950

100

0

0

o

599,950
Project:

Contact:

Phonc:

APN:

Remarks:

euotc dat* 5/7t2ll5
(77s)3s2-4200

Tech contact: Sue Whittet
534-577-01 ProjectNo: 15-4370

is dcdicated for this projcct Fees quotcrl arc vaticr q4yyqE l!i4r.nd"..roy, ,f qurt",rrt* 
_

2012 NEW Retait-Calc-6-i2

MPA|5-003 & R2nW005
efdl?/,lf o-t

Note: Thcrc arc no lan or rccreational area plans associated rvith this

ft /lot for 186 SFR tots.
no demand rvas calculated. Apllicant
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EXHIBIT

September 14,2015

FEASIBILITY GEOTECHNICAL !NVESTIGATION

APN #534-571-01

Job Number 15-251 14-01

Prepared For:

Mr. Michael S. Railey
Rubicon Design Group
100 California Avenue, Suite 202
Reno, Nevada 89509

Prepared By:

Converse Consultants
4840 Mill Street, Suite 5
Reno, Nevada 89502
www.converseconsu lta nts. com

MPA1&003 & RZA15-005
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@ Converse Consultants
Geotechnical Engineering, Environmental and Groundwater Science, lnspection and Testing Servrces

September 14,2A15 $-25114-01

Mr. Michael S. Railey, Partner
Rubicon Design Group
100 California Avenue, Suite 202
Reno, Nevada 89509

SUBJECT: FEASIBILITYGEOTECHNICALTNVESTTGATTON
Proposed 172 Home Subdivision
APN #534-571-01
Spanish Springs, Nevada

Dear Mr. Railey:

ln accordance with your written authorization to proceed, we have prepared our "Feasibility
Geotechnical lnvestigation" report for the subject site location near the intersection of
Pyramid Highway and Calle de la Plata. Our scope of services included a literature review,
field exploration, soil, groundwater, and flooding conditions as well as engineering
analyses, and the preparation of this report.

It must be understood that the conclusions presented herein are preliminary in nature and
subject to confirmation by a Final Geotechnical lnvestigation based on the final project
design

The opportunity to be of service to you is sincerely appreciated. lf we can assist you
further on this project, or if you have any questions, please call.

Respectfully submitted,

Converse Consultants

; L/i .t

l{1, L
H. Pdward Dawson, P.E., M.B.A.
Senior Staff Engineer

MPA15-003 & RA15-005
EXHIBIT O.2

l?iq--
Kathi Brandmueller, P.E.
Senior Engineer/Office Manager

4840 Ltlill Streel. Suite 5, Reno. Nevada 89502
-r::r(?pl'rone (7/5) 856-3833 O Facsrmile. (775\ 856-3513 O emait: reno@converseconsullants.com

Converse Consultants Job Number 15-25114-01



PROFESSIONAL CERTIFICATION

This report has been prepared by the staff of Converse Consultants under the
professional supervision of the registered engineer(s) whose seals and signatures appear
hereon.

The findings, re@mmendations and professional opinions presented in this report were
prepared in accordance with generally accepted prcfessional engineering practice at this
time in the State of Nevada. There is no other wananty, either expressed or implied.

H. Edward Dawson, P.E.
Senior Staff Engineer

m
od
urdsI
\:d

d:ffi{
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FEASIBI LITY GEOTECH NICAL I NVESTIGATION
APN #534-571-01

Spanish Springs, Nevada

PROJECT DESCRIPTION

The project site is located near the corner of Nevada State Route 445, Pyramid Highway
and Calle de la Plata and fronts Campo Rico Lane. The site is rectangular shaped.
Proposed on the site is a 172 home subdivision. The size of the proposed project site is
58.487 acres. The property has an average elevation of approximately 4557 feet. Due to
the flat topography of the site, relatively light structural loads and minimal cuts and/or fills
are anticipated.

SITE DESCRIPTION

The site description is based on our field observations and information provided by you.
We have included a vicinity map depicting the location of the proposed project as "Drawing
No. 1."

Cunently, the site is relatively flat, sloping slightly from east to west, and is vacant with
native vegetation consisting of sagebrush. Near the southern boundary of the parcel is an
approximate 3 or 4 foot deep drainage ditch running in an east-west direction. The project
site is located in an area of single family homes and warehouses. Adjacent to the site is
non-developed land and single family homes.

GEOLOGY AND GEOLOGIC HMARDS

Geology
As shown on the "Geologic Map of Washoe and Storey Counties, Nevada" (Bonham,
1969) the site is underlain by Quaternary Alluvium deposits consisting of stream deposits,
talus, slop wash, alluvial fan and eolian deposits. Soils consist of gravel, sand, clay and silt
mixtures.

Faulting
The project site as well as all of Reno and Sparks is located near active faults which are
considered capable of producing significant ground motion due to seismic events. Based
on the USGS Quaternary Fault Fold Database, there are no known active faults (Holocene-
age, exhibiting displacement with the last 11,000 years) crossing the subject site.

Liquefaction
The site also appears to be outside any zones prone to seismically-induced liquefaction.
Liquefaction of granular soils is caused by strong earthquake motion on loose saturated
granular soils. The depth to groundwater is approximately 135 feet below ground surface.
The probability of liquefaction is very low in the site area.

MPA15-003 & RZA|5-005
EXHIBIT O.2
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FIELD INVESTIGATION AND SOIL CONDITIONS

Five hand-auger borings were advanced to a maximum depth of 3 feet at the site as shown
on the attached Drawing No. 1 titled "Boring Location Map". Soils in the hand auger
borings were relatively consistent with the Natural Resources Conservation Service
(NRCS) mapping and related data calling it sandy loam consistent with alluvial deposits.
Sandy loam is typically comprised of sand, silt, and small amounts of clay. The soils
observed in the hand auger excavations consisted of silty sands, silty sand with gravel,
clayey sand, poorly graded sand, and well graded sand with gravel. These Jttuviai
deposits were loose in some areas and dense in others and allwere dry at the surface and
slightly moist with depth. Soils were field classified. Refer tb Appendix A for
representation of all hand auger borings.

LABORATORY ANALYSTS

Laboratory analysis was not included in our current scope of services. Laboratory testing
will be required during the final geotechnical investigation.

GROUNDWATER CONDITIONS

Groundwater
Groundwater is not expected to be a constraint to development. Based on the State of
Nevada Division of Water Resources interactive monitoring well website, there is a
monitoring well approximately one-half mile to the south east with a consistent water
elevation of approximately 135 feet below existing ground surface.

FLOODING AND DEBRIS FLOW

The Flood lnsurance Rate Map (FIRM) produced by the Federal Emergency Management
Agency (FEMA) shows the majority of the site lies in an area designated as Zone X. This
area is determined to be outside of the 0.2o/o annual chance floodplain; however, Zone X is
defined as "Areas of 0.2o/o annual chance flood; areas of 1o/o annual chance flood with

average depths of less than 1 foot or with drainage areas less than 1 square mile; and
areas protected by levees from 1% annual chance flood." The southern portion of the site
lies in an area of Zone AO which is within the 100 Year Flood zone. Zone AO is defined as
'Flood depths of 1 to 3 feet (usually sheet flowing on sloping terrain); average depths
determined. For areas of alluvialfan flooding, velocities also detLrmined."

A majority of the site lies in an area of Zone X; however, the Zone AO portion of the site
will need to be mitigated during the Civil design phase of the project. Upon incorporating
current drainage standards, floodirig and debris flow should not be an issue. Below, Figur6
1 depicts the zone designator areas for the parcel.

MPA|5-003 & RZA15-005
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FIGURE 1 . FIRM BY FEMA FOR PARCEL 534.571.01

ENGINEERING PROPERTIES OF SOILS

The engineering properties of the native soils observed are relatively good and should be
generally suitable for the support of the structure proposed (to be verified through
laboratory and field investigation performed during the Final Geotechnical Report). Some
over excavation and re-compaction to provide uniform soil conditions beneath footings and
slabs and to address any encountered expansive soils, should be anticipated.

SLOPE STABILITY

No features that would indicate slope instability were observed.

PRELIMINARY CONCLUSIONS

Based on our observations and research, it is our opinion that the proposed project is
feasible from a geotechnical standpoint. Specific recommendations would be provided in
the Final Geotechnical lnvestigation.

CLOSURE

This report has been prepared for the sole benefit and exclusive use of the owner and
project design team in accordance with the terms and conditions of our signed
authorization under which these services have been provided. Any reliance on this report
by third parties shall be at the third party's sole risk. Our services have been performed in

6
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accordance with applicable state and local ordinances, and generally accepted practice
within our profession. No warranty, either expressed or implied, is made.

Converse Consultants is not responsible or liable for any claims or damages associated
with the interpretation of available information provided by others. Site exploration
identifies actual soil conditions only at those points where samples are taken, or
observations made, when they are performed. Data derived through sampling and
analytical testing are extrapolated by Converse employees who then render an opinion
about overall soil conditions. Actual conditions in areas not sampled, or observed, may
differ. ln the event that changes to the property occur, or additional, relevant information
about the property is brought to our attention, the recommendations contained in this report
may not be valid unless these changes and additional relevant information are reviewed
and the recommendation of this report are modified or verified in writing.

7
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Monitoring Wells
http://webois.water. nv. qov/
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Part
htto://websoilsurvev. sc.eoov. usda.oov/Aoo/HomePaoe. htm

. Federal Emergency Management Agency (FEMA), Flood lnsurance Rate Map
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htto ://msc.fema. oov/po rtal

. Geologic Map of Washoe and Storey Counties, Nevada, by Harold F. Bonham,
1969, Scale 1:250,000
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VICINITY MAP

RUBICON DESlGN GROUP
Parcel * 534-571-01

Reno. Nevada
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Log No. H-l
o
,
kl

Datc of Drilling: 918120 I 5

Drillcr: N/A
Loggcd By: Ed Darvson

Locraion: Parcel 534-571.01
Borcholc Dianrclor: 3 inch

Elevation (ft): 4557 fcct
Equipmcnt: Hand Augcr

Groundrvatcr Dcpth (ft): Nonc Encountercd Driving \!t. nnd

Parcel 534-571-01
Near the intersection of Pyramid Hwy and Calle de la Plata

Spanish Springs, Nevada

Project No.

15-25114.01

SUMMARY OF SUBSURFACE CONDITIONS

This log is part of thc rcport prcpucd by Convcrse for rhis project rnd sloutd
bc read nllh lhc rcport. This sumnrtry rpplies only st the tocttion snd timc of
thc cxplorstion. Subsurfocc conditions mly diffcr !t other locrtionr and may
chongc at this locelion trith lhc poss0gc oftinrc. The dttr prcscntcd is !
simplified modcl ofthe !ctunl conditions cncountered.

TJ

6

a

o\

o
2

I

4
dJ
o

o
l&

SILTY SAND (SM), Light Brorvn, N{edium Grained, Slightly Moist,
Dense

yl-rV SANO-W-IH CnaVft- tSVrftEtrTgr"*r, Fir" C*i"J
Gravel, Slightly Moist. Subangular, Dense

Boring Terminated Due to Refusal

Over 60 Ycars of Dcdication
in Enginecring and
Environmcnlal Scicnccs

Drawing No.

A-1
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Log No. H-2
o

t

Datc of Drilling: 9/8tr0 l5
Drillcr: NrA

Locallon: Parccl 534-571-01
Borchole Dlamctor: 3 inch

Elevallon (ft): 4557 fccr
Equlpnentl Hand Augcr

Ld Dalvson Groundwttcr Dcpth (ft): Nonc Encoun(cred Drlvlne Wt. and Droo: N/A

il
rl
I
.t
)l e
ll =lelolo

c!o
J
u

E

c

SUMMARY OF SUBSURFACE CONDITIONS

This log is part of tftc rcport prcparcd by Convcrso for this projcct ond should
be rcad rrith the rcport. Thls summrry applics only at thc localion and llme of
lhc csptoralion. Subsurfacc conditions mty diffcr at ollcr locatlons and may
changc rt this location rvlth the passrgc of time. The data prcsentcd is a
slmplificd nrodel of thc actual condilions cncountcrcd.
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Ir.

SILTY SAI.{D (SM), Light Brown, Medium Grained, Slighrly Moist,
Dense

SILTY SAND WITH GRAVEL (SM), Light Brorvn, Medium Grainet
Sand, Fine Grained Gravel. Sliehtlv Moist. Dense Subansular
Boring Terminated Due to Refusal

ol ExDlorstion at 1.5' Ilf I a'anvorca C6hi^l^F rt't 11- -.,'.hnl--^ ,^^^.,^-.i SPT Sonrnlor lu,hito <r.m

Parcel 534-SZ1-01
Near the intersection of Pyramid Hwy and Galle de la Plata

Spanish Springs, Nevada

Project No.

15-25114.01

Over 60 Ycars of Dedication
in Englneering and
Environmcntal Scicnccs

Drawing No.

A-2
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o

o
l.J

Date of Drilling: 918/2015
Drillcr: N/A

Ed Dawson

Elcvation (fr): 4557 feer

Equipmcnt; Hand Augcr

Log No. H-3

Locrtion: Parcel 534-571-01
Boreholc Diamctcr: 3 inch
Groundwalcr Dopth (ft): None Encounlcrcd Wt. and Drop: N/A

Parcel 534-571-01
Near the intersection of Pyramid Hwy and Calle de la Plata

Spanish Springs, Nevada

SUMMARY OT SUBSURFACE CONDITIONS

This log is parl ofthc rcport prcparcd by Conversc for this projccr and should
bc rcad with the report. This suntmary opplics otly ct thc locltion and tinre of
thc erplorllion. Subsurfacc condilions may diffcr af othcr locaiions and may
chrngc at this locotion with thc ptrsagc of tinrc Thc dato prcscnted is r
sinrplified ilodel ofthc ectunl conditions cncountcrcd.

SILTY, CLAYEY SAND (SC-SM), Light Brown, Mediurn Grained,
Slightly Moist

CfeVfV S-eNn fS-Cll t-ight nr**, ftf.aiu*n C*i*{ Sligfrtfy
Moist, Dense

Boring Terminated Due to Refusal

Project No.

15-25114-01

Ovcr 60 Years of Dcdication
in Engiuccring and
Environmenlal Scienccs

Drarving No.

A-3
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Log No, H-4
eo

*n
frl

Datc of Drllllng: 9.182015
Drillcr: N/A

Locatlon: Parccl 534-571-01
Borcholc Dlameter: 3 inch

Elevltion (ft)t 4557 fecr
Equipmcnt: Hand Auger

By; Ed Dawson Groundryaler None Encountcred Wt lnd Drop: N/A

Parcel 534.571-01
Near the intersection of Pyramid Hwy and Galle de la Plata

Spanish Springs, Nevada

Ovcr 60 Ycars of Dcdication
in Enginecriog and
Environmental Sclenccs

Project No.

15-25114.01

Drarving No.

A-4
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SUI\TIIARY OF' SUBST'RJ'ACE CONDITIONS

This log Is part of tho rcport preparcd by Convcrsc for this proJcct End should
bc rcatl with thc raport Tlris sunrmary applies only st the toclllon and (lme of
thc cxplorstlon. Subsurficc conditions may diffcr at olher locrtions and may
cllrnge !t this location with the passagc oftlmc. Thc dot! prcscntcd is a
simplificd modcl ofthc lclurl conditlons cncountorcd.
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o
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u
F
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o
g

l&

POORLY GRADED SAI.{D WITH SILT (SP), Light Broln,
Medium Grained, Slightly Moist

POORLY GRADED SAND (SP), Light Brorvn, Medium Grained,
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Date of Drilling; 9i8E0l5
Drillcr: N/A

Location: Parcel 534-571-01
Borctrolc Diamotor: 3 inch
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Equipnrent; Hand Auger
B)': Ed Dawson Ground$ alor Dcpth (ft): None Encountrred Driving \Yt. and Drop: N/A
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SUMMARY OF SI'BSURFACB CONDITIONS

This log is psrt of thc reporl prcpared by Convcrsc for this project rnd should
bc reed wlth thc rcporl. Thls sumnrlry applics onl.v al thc location and timc of
thc explorition, Subsurfacc condilions may differ lt othcr locrtions and nray
change at this location rvith lhc pas$gc of time, Thc drtr prcscnlcd ii a

simplified modcl ofthc aclual condilions cncountcrcd.
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POORLY GRADED SAND WITH SILT (SP), Light Brorvn,
Medium Grained, Slightly Moist
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POORLY GRADED SAND (SP), Light Brour, N,ledium Grained,
Slightly Moist

WELL GRADED SAND (SW), Light Bronai, Medium Grained.
Slightly Moist

Borir:g Terminated
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Parcel 534-571-01

Near the intersection of Pyramid Hwy and Calle de la Plata
Spanish Springs, Nevada

Project No.
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Converse Consultants
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LS
SymboL Description

Strata s'umboL$_

Silty Sands, sand -siLt
mixtures (SM)

Si3.ty Sand with GraveL

Silty Clayey Sand

Clayey Sand

PG Sand with siLt

Poorly Graded Sand with Gravel
, and SiLt (sp)

WG Sand

Soil Samplers

G Auser

Notes:

L.Five hand auger borings (H-L through H-S) were d.rill.ed, on 9/g/LS.

2. Groundwater was not encountered during our investigation.
3. Boring locationE are approximate.

4. These loge are sr:bject to the ri.mitations, concr.usiong, and recommendationsin this report.
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lrurRooucrtor't

A. Pnorecr LocRrroN

The subject property is a 58 acre parcel located in the northeast quadrant of the Calle de la Plata

and Pyramid Highway intersection in Washoe County, Nevada. The parcel is situated in the

northeast and southeast quarters of Section 23, Township 21 North, Range 20 East. A Location

Map is provided as Figure I of this report.

B. Pnorrcr DrscRrprrorl

The proposed development is residential subdivision with an overall density of 3.5 dwelling units

per acre.

C. Exrsrrnc Srrc CouorTroNs

The site is currently vacant. The land surrounding the project site is mostly vacant, with a mix

residential and commercial properties in the vicinity. The area drains generally from the east to the

west. Runoff from the area upstream of the property enters the property along the eastern

boundary, mostly in a shallow, sheet-flow manner. The terrain within the subject property is

variable, with ground slopes ranging from approximately 10/o lo 5'/0, and drains toward the west and

northwest. Natural runoff exits the property along the west boundary, mostly in a shallow, sheet

flow manner, and is conveyed toward Pyramid Way. The property is bounded to the north and east

by the Donovan Ranch subdivision, and to the south by Calle de la Plata.

D. Pnevrous Sruores

ln 2005 the Master Drainage Study for Donovan Ranch was prepared by Matrix Engineering &

Consulting, lnc., referred to in this report as the Matrix Study. lnformation about the Donovan

Ranch development from the Matrix Study was used to determine offsite conditions affecting the

subject property. ln 2009 a LOMR was issued by FEMA, (Case N0.09-09-1277X), to revised

FIRM Panel 32031C2865G. This map revision has not yet been incorporated into the latest

DFIRM mapping available from FEMA. The map revision exhibit from the approved LOMR has

been used to establish the limits of flooding for the Spanish Springs Wash within this project.
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ll. Exrsrrrue nru0 PnoposED Hyonolocy

A. DnRrunoe BnsrNs

The existing drainage patterns and watershed areas are presented in Figure ll of this report.

Watershed boundaries were determined using recent aerial photography and 2' interval contours

(2006 &2007) provided by Washoe County, The area upstream of the subject property is divided

between the Donovan Ranch subdivision (and areas tributary to it), and a triangular basin located

between Donovan Ranch and existing diversion berms located north of Calle de la Plata, Runoff

generated upstream of Donovan Ranch is impounded and retained in existing gravel pits. Runoff

generated within Donovan Ranch will be directed (in the future) into detention ponds and then

released to the northwest and away from the subject property, Basins OS1, 0S4 and 0S5 drain a

totalof 131 acres into the subject property.

Onsite terrain divides runoff into two basins, E1 and E2. Basin E1 drains 37 acres to the

northwest, exiting the property in a shallow, natural drainage leading into an adjoining parcel along

Pyramid Way. Basin E2 drains 24 acres to the west, exiting the property in a sheelflow manner

into adjoining parcels along Pyramid Way.

Downstream of the project existing runoff drains toward two existing culverts which convey storm

water under Pyramid Way. Basin 0S2, consisting of 35 acres, drains to the northwest where runoff

enters an existing 24" culvert under Pyramid Way. Basin 0S3, consisting of 26 acres, drains to the

west where runoff enters an existing 18" culvert under Pyramid Way.
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The developed conditions drainage patterns and watershed areas are presented on Figure lll, The

project site is divided into five watersheds, identified as D1 through D5, based on the street layout

and the site topography. Runoff within each watershed will drain toward the paved streets, and

then be conveyed within the curbs to low points. Runoff collecting at low points in the pavement

will be directed into either curb inlets or catch basins and flow, either directly or through storm drain

pipes, into downstream Detention Basins A and B. Post detention runoff will be released from the

Detention Basins, which are located at the existing downsheam concentration points E1 and E2,

and thereby enter the downstream drainage system in a manner approximating existing conditions.

B. Sronu Frow CRlcuurrous

All storm water discharge computations in this report are computed following the procedures

outlined in the Truckee Meadows Regional Drainage Manual, referred to in this report as the

Drainage Manual, This study utilizes the SCS Unit Hydrograph Method, and the analyses were

completed employing a HEC-HMS computer model, Soil types for the study area were obtained

from the NRCS Web Soil Survey and are presented in Appendix A. NOAA Atlas 5 precipitation

data was obtained from the Precipitation Frequency Data Server, and is also presented in

Appendix A, ln accordance with Section 304.2, both Minor (S-year) and Major (100-year) design

storm events were evaluated.

HMS input parameters for each of the watersheds were developed using the tables and charts of

the Drainage Manual, as well as spreadsheet calculations for infiltration and lag time, Copies of all

references are provided in Appendix D, and copies of all runoff computations are provided in

Appendix A, The following Table I summarizes the input parameters and resulting HMS peak

discharge estimates specific to each existing conditions watershed.

Tasle l: Exsrrrue WRrensneo DRIR

* Data from 2005 Master Drainage Study for Donovan Ranch, prepared by Matrix Engineering &

Consulting, lnc.
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osl 30.9 3078 55 30 0.0 3.0

os2 34.8 2539 68 34 0.6 17

os3 25.5 1691 80 26 4.4 24

0s4 10.8 943 55 21 0.0 1.3

oss 89.2 3244 55 28 0.1 8.9

E1 36.5 1868 55 30 0.1 3.5

E2 23.7 854 65 17 0.3 11

7* 7.42* 63 6 0.1 4.8



The peak flows computed for each basin were routed downstream to the two culvert crossings at

Pyramid Way, (located at Concentration Points 0S2 and 0S3). The routing of the upstream

watersheds was computed as a lag in the hydrograph, with the lag time estimated using double the

overland flow velocity determined for the travel reach, The resulting combined peak flows are

indicated on Figure ll at the two locations where runoff exits the subject property, (CPs E1 and E2),

and the two locations where runoff is collected by culverts under Pyramid Way, (CPs OS2 and

0S3). Based on the HMS results, under existing conditions the 18" culvert receives a 1O0-year

peak discharge of 35 cfs, and the 24" culvert receives 25 cfs,

A separate HEC-HMS basin model was developed for the developed conditions watersheds

presented on Figure lll. Characteristics for each of the five developed conditions watersheds were

developed following the same methodology described above, using Runoff Curve Numbers

conesponding to residential development. Watershed areas consisting of residential lots and

streets assumed a density of approximately 5 units per acre and impervious percentage of 450/0,

while open space areas were based on 50%-75% grass cover. The following Table ll summarizes

the input parameters and resulting HMS peak discharge estimates specific to each developed

conditions watershed.

Tnelr ll: DevElopro WnrensHeD DATA

Dl 14.7 1303 69 18 3.7 15

02 14.0 1400 74 17 5.9 20

D3 1.8 718 49 30 0.0 0.0
D4 12.5 869 63 22 3.1 11

Ds 2.5 743 49 31 0.0 0.0
D6 11.7 927 63 18 4.2 13
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Offsite watersheds 0S1 and 0S 4 were combined within the Developed Condition HMS modelwith

watershed D1 at Catch Basin lnlet A, and the combined runoff was routed downstream into

Detention Basin A. The routing of runoff through the two storm drains is accomplished in the HMS

model using the Lag Routing method, using the flow velocity and pipe length to estimate the travel

time. At Detention Basin A upstream runoff from 0S1, 0S4 and D1 is combined with runoff from

watersheds D2 and D3, prior to detention routing within the HMS model. Runoff from watershed

D6 is intercepted at Catch Basin lnlet B, which is routed downstream to Detention Basin B. At

Detention Basin B upstream runoff from D6 is combined with runoff from watersheds D4 and D5,

prior to detention routing within the HMS model. Detention Basins A and B were designed to

release runoff at the same peak discharge as under existing conditions. The resulting detention

basin outflows are presented on Figure lll.

C. Exrsrrruc DnRruncr Pnoelrus

There are no identified drainage problems in the immediate vicinity of the proposed development,

Upstream channelization has directed the majority of runoff associated with the Spanish Springs

Wash to the south and away from the proposed development. The portion of the floodplain

impacting the southeastern corner of the subject property indicates that during infrequent events

floodwaters will exceed the capacity of the existing channel running along the south side of Calle

de la Plata and overtop the roadway to the north. Such infrequent overflows will be addressed with

the design of Detention Basin C, which will serve to capture and safely re-direct runoff into the
existing drainage channel south of Calle de la Plata.
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lll. Pnoposro Dnnrruncr FncuTtES

A. DnnrnRoe Rourrruc nuo SrnucruRES

1. UpsrateuRuNorc

Offsite runoff enters the project from the east and must be intercepted and routed through

the southern portion of the proposed development. To prevent inundation, the lots located

along the east property line will be elevated above existing ground. Runoff will be

intercepted behind these lots in small, triangular, or V-shaped, channels which will convey

runoff toward storm drain inlets located in low areas within the project. ln the southern half

of the project, runoff from offsite watersheds OS 1 and OS4 will be directed toward Catch

Basin A. The maximum 1O0-year discharge for the proposed channels in this area is 3.0

cfs, These proposed V-Channels, designated "Type A" on Figure lll, will be grass-lined,

and will have side slopes of 3h:1v, with a minimum longitudinal slope of 10/o lo ensure

completed drainage. A hydraulic rating for the open channel flow, using Manning's

Equation, was performed to determine the channel flow characteristics. The Type A

channels will have a maximum flow depth of 0,64 feet and an average flow velocity of 2,5

fps (at 1% slope). lncluding freeboard, the minimum channel depth will be 0,8 feet, with a

width of 5 feet and a minimum centerline radius of 11.4 feet.

Until full build-out of the Donovan Ranch Subdivision, existing runoff impacts the northern

portion of the project from the east. During this lnterim condition, runoff from watershed

0S5 will be conveyed around the elevated lots in the northern portion of the project. The

maximum 100-year discharge for the proposed channels in this area is 8,9 cfs. These

proposed V-Channels, designated "Type B" on Figure lll, will be riprap-lined, and will have

side slopes of 3H:1V, with a minimum longitudinal slope of 1% to ensure completed

drainage, A hydraulic rating for the open channel flow, using Manning's Equation, was

performed to determine the channel flow characteristics. The Type B channels will have a

maximum flow depth of 1,03 feet and an average flow velocity of 2,8 fps (at 10/o slope).

lncluding freeboard, the minimum channel depth will be 1.25 feet, with a width of 7,5 feet

and a minimum centerline radius of 18.5 feet. The size of the riprap in the channel is

specified in Figure 819 of the Drainage Manual, which has been copied in Appendix D for

reference. The mean riprap diameter, d50, for the Type B channel is 9". The riprap will be

loosely placed in a double layer, 18" thick minimum, over filter fabric. Channel calculation

sheets are provided in Appendix B,
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2, SrRerr RuNo*
Runoff is conveyed through the project primarily on the surface within the paved streets.

Hydraulic ratings for open channel flow, using Manning's Equation, were used to verify the

capacity of the streets under both Minor (S-year) and Major (100-year) storm events,

Specific locations were identified where the greatest amount of runoff will accumulate

within the development. The locations of Concentration Points D1a, D1b,DZa, D4a, D4b,

D6a and D6b are indicated on Figure lll, For each concentration point a sub-watershed

area was computed, and a peak discharge was calculated as a pro-rata fraction of the total

discharge within that watershed. The following Table lll summarizes the contributing areas

and peak discharges computed for each sub-watershed.

Dla 7.28 0.495 1.8

D1b 4,07 0.277 1.0

D2a 9.65 0.692 4.1* 14.0*

D4a 6.13 0.492 1.5 5.3

D4b 4.98 0.400 1.2

D6a 5.18 0.443 1.9 5.9

D6b 5.02 0.429 1.8

TnaLe lll: Sua-WITERSHED Flow EsrrrrlRres

Based on the above calculations, the maximum anticipated discharges for any interior

street occur at Concentration Point D2a during both S-year and 100-year events, Other

than the entrance road within Watershed D1, the development willemploy the standard 42

foot wide Local street section, per Table 110.436.25.2. This street section includes 32 feet

of pavement, with a normal crown and 2% cross slopes. A hydraulic rating for the open

channel street flow, using Manning's Equation, was performed to determine the sheet

capacity in accordance with Section 304,4 of the Drainage Manual. This calculation

indicates that at the minimum allowable longitudinal slope of 0.5%, the street section can

convey a maximum of 3.5 cfs and maintain a 12foot wide dry, centered street section,

This capacity is adequate to convey the S-year event everywhere except at C.P. D2a,

where a steeper longitudinal slope will be needed. ln the vicinity of D,P. D2a the street

slope will need to be a minimum o10.70/o to provide the required dry pavement width.
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During the 1OO-year event the peak runoff is required to be contained within the right of

way. The open channel calculations for street flow indicate that the typical 42 foot wide

street section will convey 43 cfs between the curbs at 0,5% slope, This demonstrates that

the streetflow capacity during the 10O-year event is more than adequate in all locations,

Street flow calculation sheets are provided in Appendix B.

3. Cuwrnr
A small roadside ditch conveys local runoff within the right-of-way along the north side of

Calle de la Plata, An 18" CMP culvert will be installed under the proposed entrance drive

to allow storm water flow in the ditch to pass under the new roadway and continue to drain

to the north within the right-of-way. No additional runoff will be added to this ditch from the

proposed development,

4, Cnrcu 8nslrus

Runoff within the eastern portion of the subdivision will be directed to low points located in

two intersections, At each intersection, multiple Type 4R Catch Basins will be positioned

in sump conditions to intercept the surface runoff. lnlet A will intercept runoff from offsite

watersheds 0S1 and 0S4, in addition to onsite watershed D1. lnlet B will intercept runoff

from onsite watershed D6.

The catch basin capacity must be evaluated for both Minor and Major flow conditions in

accordance with Section 905 of the Drainage Manual. For the S-year event the capacity of

a single catch basin in a sag is determined using either equation 917 or 918. The

applicability of the two equations is dependent on the depth of flow at the inlet. As the

inlets are located along 6 inch reveal curbs, and inlet depth is further limited by dry

pavement requirements, all inlet calculations have assumed weir flow governs, Therefore,

usrng Equation 917 (weir flow), catch basin capacity is:

Q; = Q*[*dt's
The parameters and coefficients for use when applying this equation in sag conditions are

provided in Table 905 of the Drainage Manual, with applicable Capacity Factors provided

in Table 902, both of which are duplicated in Appendix D for reference. As the Neenah R-

3067-L inlet grate is a combination curb opening and grate, Equation 917 is applied

separately to each component, and adding the resulting discharges together to find the

total inlet capacity. The dimensions for the R-3067-L used in the following computations

are taken directly from the Neenah Catalog listing, which is provided in Appendix D for

reference, The capacity calculations are applied differently for the S-year and the 10O-year

events, as the allowable water depth differs for each condition,
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S-Year Event:

For the curb opening component, the inlet length per the Neenah catalog, L, is 35 %", or

2.94 feet. The weir depth, d, is derived from the depth of water at the curb face reduced

by half the inlet opening height, With the 32 foot wide pavement section fully super-

elevated at the catch basin location, and leaving 12 feet of pavement dry, the allowable

depth of water over the inlet is 0.40 feet plus the 2" gutter depression, or 0,57', The

Neenah inlet opening is 6" including the 2" gutter depression, resulting in a weir depth, d,

of 0.32'. The resulting inlet discharge, Qi, for the curb opening in the S-year storm is 1.6

cfs. Using the capacity factor of 0,7 from Table 902, the adjusted curb opening capacity is

1.1 cfs.

For the grate component, the inlet length for three sides of the grate is 3.90', per the

Neenah Catalog, and the depth d is the allowable depth of water over the grate, 0.4'. The

resulting inlet discharge, Qi, for the grate in the S-year storm is 3,0 cfs, Using the capacity

factor of 0,5 from Table 902, the adjusted curb opening capacity is 1.5 cfs. The total 5-

year design capacity for the combination inlet is 2.6 cfs,

111-Year Event:

Using the same opening dimensions, the capacity calculations are repeated substituting

the curb height for the allowable depth of water for both components. For the curb

opening component, the water depth is 6" plus the 2" gutter depression, or 0,67', resulting

in a weir depth, d, o|r0.42'. The resulting inlet discharge, Qi, for the curb opening in the

10O-year storm is 2.4 cfs. Using the capacity factor of 0.7 from Table 902, the adjusted

curb opening capacity is 1.7 cfs.

For the grate component, the depth of water over the grate is 0.67'. The resulting inlet

discharge, Qi, for the grate in the 100-year storm is 6.4 cfs. Using the capacity factor of

0.5 from Table 902, the adjusted curb opening capacity is 3.2 cfs, The total 10O-year

design capacity for the combination inlet is 4.9 cfs.

The catch basin capacity results are summarized in Table lV below:
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Based on the results above, four Type 4R catch basins each are required at lnlet A, and

three at lnlet B, to intercept the 100-year storm event,

5. Sronu DRnlrus

Runoff intercepted by the proposed catch basins at lnlet A and lnlet B will be carried in

underground storm drains approximately 300 feet to downstream basins. Hydraulic Grade

Line computations indicate lhal a24" diameter RCP drain pipe will have adequate capacity

in each condition. The pipe flow velocity in Storm Drain A is approximately 5.7 fps. The

resulting pipe friction losses and outlet losses total approximately 2.3 feet. The pipe flow

velocity in Storm Drain B is approximalely 4,2 fps, The resulting pipe friction losses and

outlet losses total approximately 1.5 feet. A Hydraulic Grade Line computation sheet is

provided in Appendix B.

6, CuRa /rulrrs

Street runoff will be directed towards Detention Basins A and B, where it will leave the

pavement through depressed curb inlets, identified as lnlets C and D on Figure lll,

positioned at low points in the roadway. At these two locations, Concentration Points D2

and D4, the street section will be super-elevated to fully drain the pavement, and the gutter

line will be depressedby 2", providing a total inlet height of 8". The required length of each

depressed curb opening is designed to, as in the case of the catch basin inlet grates, to

provide a12foot wide dry pavement section in the Syear event and to contain the 100-

year storm event between the curbs. The capacity of the depressed curb openings is

governed by Equation 917 weir flow):

Q; = Q*[*fl1's
The weir coefficient, Cw, is 2.3 for a depressed curb opening per Table 905 of the

Drainage Manual, and the weir depth, d, will be 0.56 feet for the S-year event and 0.67 feet

for the 1OO-year event. Applying these values results in a design length per unit discharge

of 1.01 feeUcfs for the S-year event and 0.79 feeUcfs for the 100-year event, The curb inlet

capacity results are summarized in Table V on the following page:
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TnsLe V: Cuna hlLer CRpncry

Depressed curb will be installed at the roadway low point adjacent to the detention basins

in the lengths specified in the right hand column in Table V above. Sidewalk will not be

placed behind these depressed curb sections, but will instead be routed along the high

side of the roadway. Post bollards with reflective markings will be placed behind the curb

at 5 foot intervals across the drainage openings to prevent vehicles from leaving the

roadway.

7. ERoslow CorurRol

Runoff exiting drainage structures in a concentrated manner require erosion protection to

prevent scour holes from developing. Riprap aprons will be installed at the upsheam sides

of the detention basins where runoff exits from storm drain pipes and from the pavement

through depressed curb openings. ln addition, riprap aprons will be installed across the

downstream side of the detention basin outlet weirs, discussed in Section lll.B.3, ln all

cases the riprap will be placed in a double layer over filter fabric to prevent loss of fine
grained soils from beneath the aprons. The proposed riprap aprons will be sized for

hydraulic conditions due to the 100-year event.

Sform Drain Outlets:

The hydraulic conditions at the outlets of Storm Drains A & B are similar, consist of 24"

diameter pipes discharging runoff at the bottom level of a grass-lined detention basin. The

riprap apron configuration for the culvert outlets will be pre-formed scour holes in Figure

830 of the Drainage Manual, which has been duplicated in Appendix D for reference. For

a 2' diameter pipe outlet, the values for Do and Wo 0rr Figure 830 are also 2 feet, resulting

in bottom dimensions of 4' wide x 6' long for the scour hole. For a design scour hole

depth, y, of 1 foot, Equation 864 provides the required riprap diameter:

dso = 0.01 245Q4/3/(TWDo4/3)
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ForStorm Drain A, substituting adischarge, Q, of 18cfs and atailwaterdepth, TW, in the

basin of 2 feet, the resulting required riprap size, d50, from Equation 864 is 0.11 feet, or

approximately 1.4". For Storm Drain B, substituting a discharge, Q, of 13.3 cfs and a

tailwater depth, TW, in the basin of 2 feet, the resulting required riprap size, d50, from

Equation 864 is 0.08 feet, or approximately 1". Under the expected circumstances, which

includes exposure to upstream runoff cascading down the sloping sides of the basin, it is

recommended that the mean riprap diameter in the pre-formed scour holes be 4" to 6"

diameter, and the thickness of the riprap layer be between 8" and 12",

Depressed Curb Openings:

The hydraulic conditions at the two depressed curb openings, lnlets C and D, are nearly

identical, Both inlets release storm water from pavement as weir flow. During the 100-

year event, the opening is rated such that the maximum water depth matches the top of

curb height, 6", As weir flow exhibits a "nappe" profile as flow accelerates through the weir

opening, it can be conservatively estimated that the minimum flow depth will be half the

curb height, or 3", for determining the maximum flow velocity over the weir. At lnlet C, with

a 100-year discharge of 20,3 cfs and a weir length of 16', the flow velocity, using the

relation V=Q/A, is approximately 5.1 fps. Following the same process the weir flow

velocity through the depressed curb opening at lnlet D is 4.8 fps. As the open space

provided for the detention basin areas will consist of grass, this velocity is close to the

allowable velocity of 5 cfs, per Table 803 of the Drainage Manual, which has been

duplicated in Appendix B for reference.

Downstream of the depressed curb openings surface runoff entering the basins will sheet

flow over the 3H:1V sloped basin sides. Using a Manning's n value of 0.040, (for grassed

channels from Table 802), the down-slope flow velocity can be estimated using the

Manning's formula for open channel flow:

V = (1.49/n)-(R6)z/3$trz

For wide, shallow sheet flow, where the hydraulic radius, Rh, is equivalent to flow depth, d,

this relation can be re-written in the following form, Equation A:

V = (1.49/n)dzsgtrz

The depth of flow can be determined using Manning's formula derived for discharge per

unit width, q, as follows:

Q = VA = (1.49//n)d2l3s1/2

q = Q/w= (1.49A/wn)d2l3s1/2

Substituting depth times width for area, A, provides the following relation, Equation B:
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For runoff exiting through lnlets C and D, the discharge per unit width, q, is calculated as

1.04 cfs/ft, Solving Equation B for this value of q, results in a flow depth of 0.162 feet, or

approximately 2". Substituting this flow depth into Equation A, the flow velocity on the

grassed basin sides is 6.4 fps, which slightly exceeds the maximum allowable velocity for
grassed channels from Table 802. lt is therefore recommended that the basin sides

immediately downstream of the depressed curb openings be lined with riprap over filter

fabric to prevent slope erosion, As the velocity is not excessive the riprap layer can be

installed using the same rock size and thickness as the pre-formed scour hole in Section

lll.4,6 above, The riprap layer should extend from the back of depressed curb to the

riprap-lined, pre-formed scour hole at the bottom of the basin side slope.

B. Derrxrron Reournerurrurs

The proposed development includes two detention basins, Proposed Detention Basins A and B

are Local Major Facilities which will primarily handle onsite flow, and are sized to offset increases

in peak runoff due to development.

1. DereNnox Bnslru A:

Detention Basin A receives inflow from Storm Drain A and lnlet C, from onsite watersheds

D|,D2 and D3. (Watershed D3 contributes no appreciable runoff.) The peak 100-year

inflow to Basin A from the HEC-HMS model is 37 cfs, which must be reduced to the pre-

development peak discharge at this location (C.P. E2), 12 cfs. ln addition, the peak S-year

inflow of 10 cfs must be reduced to the pre-development peak discharge of 0.3 cfs,

Detention Basin A will consist of a grass-lined, below ground basin with 3H:1V side slopes,

located within a 1 .3 acre open space area. The basin low-flow outlet will be a 12" diameter

corrugated metal pipe, with a 4" diameter orifice plate over the inlet end, located at the

basin bottom, which will allow the basin to drain fully. The basin primary outlet will consist

of a concrete weir with a 4 foot wide opening, located 1.5 feet above the basin floor. With

this outlet configuration the maximum (100-year) ponding depth in Basin A is 2.68 feet.

The 480 foot long west side of the basin will be constructed at a level 3 feet above the

basin floor, and will comprise the emergency overflow, providing a total basin capacity of
3,0 acrejeet. The north, south and east sides of the basin will be constructed to at least 4

feet above the basin floor to provide freeboard, as well as to allow for passage of an

emergency flood event, Table Vl below summarizes the results of the HMS Detention

Routing for Basin A:
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Tnele Vl: HMS Dereruloru Routrr're Rrsulrs - Bnsrru A

* The orifice plate on the low-flow outlet pipe was increased to 4" in order to reduce the 100-year,

90% Drain Time below 3 days. The resulting S-year basin outflow exceeds the existing conditions

discharge at this location, which cannot be avoided without a longer basin drain time,

With a flood stage at 1 foot above the emergency overflow, (corresponding to the top of

the freeboard zone), using a weir length of 480 feet and a weir coefficient of 2,65, the

emergency overflow weir will provide capacity for up to 1,270 cfs, The capacity of the

basin under emergency overflow conditions was confirmed within the HMS basin routing

routine with the introduction of a specified discharge element, which added 1,270 cfs to the

1 00-year event.

2. Dget'tnov 8nsrru B;

Detention Basin B receives inflow from Storm Drain B and lnlet D, from onsite watersheds

D4, D5 and D6. (Watershed D5 contributes no appreciable runoff,) The peak 100-year

inflow to Basin B from the HEC-HMS model is 24 cfs, which must be reduced to the pre-

development peak discharge at this location (C.P. E1), 15 cfs. ln addition, the peak S-year

inflow of 7 cfs must be reduced to the pre-development peak discharge of 0,2 cfs,

Detention Basin B will be identical in conceptto Detention Basin A, with grass-lined,3H:1V

side slopes, located within a 1.1 acre open space area. The basin low-flow outlet will be a

l2" diameter corrugated metal pipe, with a 4" diameter orifice plate over the inlet end,

located at the basin bottom. The basin primary outlet will consist of a concrete weir with a

4 foot wide opening, located 1,75 feet above the basin floor. With this outlet configuration

the maximum (1O0-year) ponding depth in Basin B is 2,32 feet, The 350 foot long west

side of the basin will be constructed at a level 3 feet above the basin floor, and will

comprise the emergency overflow, providing a total basin capacity of 2.55 acreJeet, The

north, south and east sides of the basin will be constructed to at least 4 feet above the

basin floor to provide freeboard, as well as to allow for passage of an emergency flood

event. Table Vll below summarizes the results of the HMS Detention Routing for Basin B

under both the interim condition, and final condition, (after full development of Donovan

Ranch):
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Tnalr Vll: HMS Dereuloru Roulrue Resulrs - Bnslru B

* The orifice plate on the low-flow outlet pipe was increased to 4" in order to reduce the 1OO-year,

90% Drain Time below 3 days. The resulting S-year basin outflow exceeds the existing conditions

discharge at this location, which cannot be avoided without a longer basin drain time.

With a flood stage at 1 foot above the emergency overflow, (corresponding to the top of

the freeboard zone), using a weir length of 350 feet and a weir coefficient of 2,65, the

emergency overflow weir will provide capacity for up to 930 cfs, The capacity of the basin

under emergency overflow conditions was confirmed within the HMS basin routing routine

with the inkoduction of a specified discharge element, which added 930 cfs to the 100-year

event,

3. ERosrow CorurRol Ar BAs/N Ouzrrs:
The basin outlet weirs will release storm water from the ponded basins directly onto natural

ground, which will have the potential for clear water scour in addition to erosion due to the

flow velocity, During the 1OO-year event, the weirs are rated within the HMS model as a
part of the basin routing routine, which provides the maximum ponding depth above the

weir elevation. For Basin A the maximum ponded depth above Outlet Weir A is 1.01', and

for Basin B the maximum depth above Outlet Weir B is 0.60'. As weir flow exhibits a

"nappe" profile as flow accelerates through the weir opening, it can be conservatively

estimated that the minimum flow depth will be half the depth above each weir, for

determining the maximum flow velocity over the weir. For Weir A, with a 100-year weir

discharge of 11.3 cfs and a weir length of 4', the flow velocity, using the relation V=Q/A, is

approximately 5.6 fps. For Weir B, with a 1OO-year weir discharge of 4.9 cfs and a weir

length of 4', the flow velocity, using the relation V=Q/A, is approximately 4.1 fps. Both of
these values exceed the maximum allowable velocity for Sandy Loam from Table 802,

1.75 fps, therefore loose riprap will be installed on the downstream side of the outlet weirs.

As the flow exiting the 4 foot wide weirs is hydraulically similar to channel flow, the riprap

size, D50, can be estimated using Equation 843:

dso = 0.010V244
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For the Weir A, this equation results in a mean riprap diameter of 0.67 feet, or 8". For the

Weir B the result is 0,31 feet, or 4", As the discharge will also exhibit clear water scour, it

is recommended that riprap outlet aprons be provided with a mean diameter, d50, of 9", in

a layer 18" thick. The riprap aprons should widen from the weir outlet in the downstream

direction, and be extended to sufficient length to reduce the flow velocity to the allowable

velocity of 1,75 fps. Following the same approach as described in Section lll.4.6 above,

the Manning's Formula can be used to determine the flow velocity for a riprap lined

channel:

Q = VA = (1,49w/n)d5/ss1/2

For the Weir A, using a Manning's n value of 0,033 for riprap and assuming a 4' wide

rectangular channel using the existing natural ground slope of 1.610/0, the flow depth

downstream of the weir is 0.65' feet and the corresponding flow velocity is 4.3 fps,

indicating the flow exiting the basin weir will begin decelerating upon encountering the

riprap apron. From the Equation A form of the Manning's Formula in Section lll.A.6, the

flow depth corresponding to the required flow velocity of 1.75 fps is 0.17 feet. This depth

corresponds to a flow width of 38 feet. Using the apron geometry from Figure 829 of the

Drainage Manual, which is duplicated in Appendix D for reference, the required apron

length is 33 feet. Following the same approach, using an existing natural ground slope of

0.97Yo the required apron length for Weir B is 12 feet,

C. Fr-ooo Pmrus

As discussed in Section l.D above, a FEMA Zone AO floodplain impacts a small portion of the

southeast corner of the subject property. A copy of the revised floodplain limits from the approved

LOMR is provided in Appendix D for reference. The northern floodplain limit line is provided on

Figure lll. The residential lots located in the vicinity of the Zone AO flood zone will be elevated in

accordance with floodplain regulations. The minimum FFE will be established at one (1) foot

above the BFE, which in this zone is defined as one (1)foot above the highest adjacent ground for

a structure, Each residential lot adjacent to the Zone A0 boundary will therefore have a minimum

FFE established at two (2) feet above the highest existing ground elevation on that lot.

D. Ourrnll Svsrelr,t

Post detention runoff will exit the project along the eastern project boundary line in a
manner similar to existing conditions. Erosion protection will be provided to prevent

downstream scour, Farther downstream the two culverts under Pyramid Way, (at CPs

0S2 and 0S3) will see changes due to the proposed development. Based on the

developed conditions HMS results, both culvert crossings will see significant decreases in

1OO-year peak discharge, while seeing slight increases during the S-year event. Table Vlll

on the following page summarizes downstream changes in peak discharges due to

development:
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Tnale Vlll: DowrusrneRu DrscHRRoe Cnnmees

lV. CorlclustoNS

A. Polrcres Rruo ReoulREMENTS

This drainage study has been prepared in accordance with the policies and standards of the

Truckee Meadows Regional Drainage Manual.

B. Mnnunl Exruplous

With this analysis it was determined that the required time to drain the proposed detention basins

to 10% capacity requires increases to the low-flow outlet pipes. The resulting S-year peak

discharges are slightly greater than the existing conditions S-year discharges. Adequate capacity

exists in the downstream system, and the increased discharges will not create downstream

erosion.

C, All WrnrnER AccESS

Vehicular access to the project is from Calle de la Plata, approximately one quarter mile east of
Pyramid Way, (State Highway 445). Construction of drainage channels along the south side of
Calle de la Plata has removed the roadway from the floodplain between the proposed driveway

entrance and Pyramid Way,

D. Fr-ooo Pmrru Rrcumrrous

The FEMA floodplain in the project vicinity crosses the southeast corner of the subject property

before crossing to the south of Calle de la Plata. No fill is proposed in the area impacted by the
Zone AO floodplain, which indicates potential flooding up to 1 foot deep. Lots in the vicinity of the
floodplain will be elevated at least 2 feet above natural ground,

E. DowrusrneAM EFFECTS

The prolect will significantly reduce peak discharges immediately downstream of the project in the

10O-year storm event, due to detention effects, Small peak discharge increases are necessary

during the S-year event in order to allow the two proposed onsite detention basins to drain in the

required time period.
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V. CnlcuuroNs Appeuox

1. Runoff Calculations

2. Drainage Capacity Calculations

3. Detention Calculations

4. Reference Tables & Charts
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Appendix A: Runoff Calculations
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Calculations

STAR Consulting

439 W. Plumb Lane Reno, NV 89509

Phone : (77 51 35242N Email : erin@starconsu ltin gnv.com

MPAI&@3 & RZ,A|&N5
EXHIBIT G2



Calculation of Normal Depth for Uniform Open Channel Flow

Using the Manning Equation

Titpe A V-Channel

lnputs

Bottom width, b =

Manning roughness*, n =

Channelbottom slope, S =

Side Slope, z =

(horiz:vert = z:1)

Volumetric Flow Rate, Q =

Design Parameters:

A=by+(zy^2)

V=Q/A

Vh=V^2129

Fb=1/6*(y+Vh)

Yt=Y+Fb

TW=b+2zY

Calculations

Q*n/(1.49*51/2; = 0.544 ftz

0.0100 fttft

Yo 'ft
A*R2/3

1

cfs 0.5

0.75

0.7

0.6

yo = 0.64

* Manning's roughness value from Table 802 of Drainage Manual.

A*R,B = (b*yo + z*yo2)*{(b*y o+ z*yoz)llb + 2yo( * z')l'''1"

Iterative (trial & error) Solution:

1.825

0.287

0.847

0.705

0.467

0.544

0.027

Fr=V/(32.2.Y)^0.5

Rmin=3*TW

[= 1.2 sf

!= 2.5 fUs

Vh= 0.10 ft

Fb= 0.12 ft

Yt= 0.76 ft

J\fl/= 3.8 ft

Fr= 0.55 < 0.86

Rmin= 11.4 ft

MPA15-003 & RZA|5-005
EXHIBIT O.2



Calculation of Normal Depth for Uniform Open Channel Flow

Using the Manning Equation

Type B V-Channel

lnputs

Bottom width, b =

Manning roughness*, n =

Channel bottom slope, S =

Side Slope, z =

(horiz:vert = z:1)

Volumetric Flow Rate, Q =

Calculations

Q.n/(1.49'51/21 = 1.971 ft2

0.033

0.0100 fuft

-
3

-
8.9 cfs

A*Rz3 = (b*yo + z*yo2)*{(b*y o + z*y oz)l[b + 2y o( * .')lt''I'''

Iterative (trial & error) Solution:

yo,ft A*Rz3

1

2

1.5

1.25

1.1

1.03

1.825

11.586

5.380

3.308

2.353

1.971

* Manning's roughness value from Table 802 of Drainage Manual.

Design Parameters:

A=bY+(zY^2)

V=Q/A

Vh=y^2129

Fb=1/6.(Y+Vh)

Yt=Y+Fb

TW=b+2zY

Yo=

A- 3.2 sf

!= 2.8 fUs

Vh= 0.12 ft

Fb= 0.19 ft

Yt= 1.22 ft

l\1,/= 6.2 ft

Fr= 0.49 < 0.86

Rmin= 18.5 ft

Fr=V/(32.2.Y)^0.5

Rmin=3*TW

MPA15-003 & RA15-005
EXHIBIT O.2



PROJ: Spanish Springs
DETAIL: Mannlng's Ratlng for lnogular Sectlon

Sectlon: Typical 42' ROW Street Section - s-Yr Event Capacity

Solution is for Manning's Equation for each section segment as follows:

Q = VA = 1.49 Rh^2/3 S^1/2 A
n

Calculation of discharge is for an assumed water surface elevation 0 ISEL) and given slope (SLOPE):

Number of Points in Section = 7.00 ASSUMED WSEL= 0.20
SLOPE = 0.0050

POINT STATION ELEV

5 0.5 0.013
5 0 0.013

21 0.32 0.013
37 0 0.013
37 0.5 0.013
42 0.6 0.013

TOTAL SECTION VALUES = 0.013
(wtd)

Legend:

value
TQD\l

*

2
3
4
5
b
7

0.00
0.00
1.00
1.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

2.00

0.00
o.20

10.00
10.00
0.20
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

20.40

0.0
0.0

10.0
't0.0

0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0

20.0

0.0
0.0
1.7
1.7
0.0
0.0
0.0
0.0
0.0
0.0
0,0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0

3.5

0
0

1

1

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

(max)

0.00
0.00
0.10
0.10
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

0.10

Yh=Y^Z29
Fb=1/6.(Y+Vh)
Yt=Y+Fb

Fr=V/(32.2-Y)^0.5

0.00 0.00
0.00 0.00
1.74 0.20
1.74 0.20
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00

1.71 0.20
(avg) (max)

"n" = Manning's roughness coefficient
A= flowarea

\A/P = wetted perimeter
Rh = hydraulic radius

V = flow velocity
D = flowdepth
T = topwidth
Q = discharge

Vh= 0.05 ft
Fb= 0.04 ft
Yt= 0.24 ft

Fr= 0.69 < 0.86

MPA15-003 & RA15-005
EXHIBIT O.2

NOTES: Segment Q shown is for segment between indicated point and previous point
"Total" Section value for V (velocig) is average for entire section



PROJ: Spanish Springs
DETAIL: Manning's Rating for lrregular Section

Section: Typical 42' R/W Street Section - s-Yr Event Capacity

Solution is for Manning's Equation for each section segment as follows:

Q = VA = 1.49 Rh^2/3 S^1/2 A
n

Calculation of discharge is for an assumed water surface elevation WSEL) and given slope (SLOPE):

Number of Points in Section = 7.00 ASSUMED WSEL= 0.20
SLOPE = 0 0070

POINT
#

STATION ELEV

0.6
0.5

0
0.32

0
0.5
0.6

value
1

2

3
4
5

6
7

0
5

5

21

37
37
42

0.013
0.013
0.013
0.0'13
0.013
0.013

0.00
0.00
1.00
1.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

2.00

0.00
0.20

10.00
10.00
0.20
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

20.40

0.00
0.00
0.10
0.10
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

0.10

0.0
0.0

'10.0

10.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0

20.0

0.0
0.0
2.1

2.1

0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0

4.',|

0
0
1

1

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

(max)

0.00 0.00
0.00 0.00
2.06 0.20
2.06 0.20
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00
0.00 0.00

2.06 0.20
(avg) (max)

TOTAL SECTION VALUES = 0.013
(wtd)

Legend: "n" = Manning's roughness coefficient
A = flow area

WP = wetted perimeter
Rh = hydraulic radius

V = flow velocity
D = flow depth
T = topwidth
Q = discharge

Vh=Y^2129
Fb=1/6-(Y+Vh)
Yt=Y+Fb

Fr=V/(32.2.Y)^0.5

Vh= 0.07 ft
Fb= 0.M ft
Yt= 0.24 fl

Fr= 0.81 < 0.86

MPAI5-003 & RZA15-005
EXHIBIT O.2

NOTES: Segment Q shown is for segment between indicated point and previous poinl
"Total" Section value for V (velocity) is average for entire section



PROJ: Spanish Springs
DETAIL: Manning's Ratlng for lrregular Sectlon

Section: Typical 42' R/W Street Section - 1 00-Yr Event Capacity

Solution is for Manning's Equation for each seclion segment as follows:

Q = VA = 1.49 Rh^2/3 S^1/2 A
n

Calculation of discharge is for an assumed water surface elevation (WSEL) and given slope (SLOPE):

Number of Points in Section = 7.00 ASSUMED WSEL= 0.50
SLOPE = 0.0050

POINT STATION ELEV A V\IP Rh V D TQD\l
*
7
2
3
4
5
6
7

5

5

21

37
37
42

0.5
0

0.32
0

0.5
0.6

0.01 0.00
0.00
5.44
5.44
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

0.00
0.50

16.00
16.00
0.50
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

0.00
0.00
0.50
0.50
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

0.0
0.0

16.0
16.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0

32.0

0.0
0.0

21.4
21.4

0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0
0.0

43

0.013
0.013
0.013
0.013
0.0't 3

0.00
0.00
0.34
0.34
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

0.00
0.00
3.94
3.94
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

0.33 3.94
(avg)

Yh=Y^Z2g
Fb=1/6-(Y+Vh)
Yt=Y+Fb

Fr=V/(32.2-Y)^0.5

0
0
8
I
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

TOTAL SECTION VALUES = 0.013 ,t0.88 33.01
(wtd)

Legend: "n" = Manning's roughness coefficienl
A = flow area

\A/P = wetted perimeter
Rh = hydraulic radius

V = flow velocity
D = flowdepth
T = topwidth
Q = discharge

E

(max)
0.50

(max)

NOTES: Segment Q shown is for segment between indicated point and previous point
"Total" Section value for V (velocity) is average for entire section

Vh= 0.24 fl
Fb= 012 fl
Yt= 0.62 fl

Fr= 0.98 < 0.86

MPAI5-003 & RZAI5-005
EXHIBIT O.2
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Appendix C: Detention Calculations

STAR Coneulting

439 W. Plumb Lane Reno, NV 89509

Phone : (77 51 3524200 Emd I : eri n@starconsu lti ngnv.com

MPA15.N3 & RA|&N5
EXHIBIT @2
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TRUCKEE MEADOWS REGIONAL DRAINACE MANUAL

RUNOFF CURVE NUMBERS FOR URBAN AREAS'
Runoff Curve Numbers

rAverage runoff condition. and Iu: 0.25

:The average percent impervious area shou'n was used to develop the composite CNs. Other assumptions are as fbllorvs: impervious areas

are directll connected to the drainage s),stem. impervious areas have a CN of98. and pervious areas are considered equivalent to open space

in good hl,drologic condition. CNs lbr other combinalions of conditions mav be cornputed using figure 2-3 ctr 2-4 in TR-55 (SCS" 1986).

3CNs shorvn are equivalent to those ol'pasture. Composite CNs may be cornputed fbr other combinations of open space cover t)'pe.

aCompositeCNsfornatural desertlandscapingshouldbecomputedusingligurc2-3or2-4 in'l'R-55(SCS. 1986) basedontheimpervious
area percentage (CN = 9tl) and the pervious area CN. 'l'he pervious area CNs are assumed equivalent to desert shrub in poor h1'drologic

condition.

sComposite CNs to use tor the design of temporarl, measures during grading and construction should be computed using figure 2-3 or 2-4 in

l'R-55 (SCS. 1986) based on the degree ol'devclopment (impervious area percentage) and the CNs lbr the nervlv graded pervious areas.

Cover Type and Hydrologic Condition

Aver. oh

lmpervious
Area2

SoilComp
A

Soil Comp
B

SoilComp
C

Soil Comp
D

Full.,- developed urban area (tegetation established)
Open space (larvns. parks. golfcourses. cemeteries.
etc. )''

Poor condition (grass cover < 50o/o)

Irair condition (grass cover 50 to 75%)
Good condition (grass cover > 757o)

lmpervious areas:

Paved parking lots. roof'.s. driverval,s. etc.
(excluding right-of-wa1 )

Streets and roads:
Paved: curbs and storm servers (excluding right-of-

lval')
Paved: open ditches (including right-ol:-rva1'1
Gravel ( including right-of-rvay)
Dirt ( including right-of-rva1' )

Western dcsen urban areas:

Natural deserl landscaping (pervious areas onll')a
Artificial desert landscaping (impervious rveed

barrier. deserl shrub with l- to 2-inch sand or gravel

mulch and basin borders)
Llrban dislricts:
Comnrcrcial and business
Industrial

Residential districts bl average lot size:

I /8 acre or less (to\\'n houses)
l14 acre
I /3 acre

l12 acre
I acre
2 acres

Developing urban areas
Newll'graded areas (pervious onll'. no vegetation)s
ldle lands (CNs are determined using cover h pes

similar to those Table 702 - 3 of 4)

85
72

65

38
30
25
2(l
t2

68
49
39

98

98

83

76
72

63

96

89
8l

77
6l
57
54
5l
46

'7'7

79
69
6l

98

98

89
85

82

7',|

96

92
88

85

75

72

70
68
65

86

86
'79

71

98

98

92
89
87

85
96

94
9l

90
83

8r
80
79
77

9l

89
84
80

9ti

98

93

9t
89

88
96

95
93

92
87
86
85

84
82

91

VERSION: April30, 2009 REFERENCE:
210-V|-TR-55, Second Edition, June 1986
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANTJAT,

RUNOFF CURVE NUMBERS FOR CULTIVATED AGRICULTURAL LANDSI
Runoff Curve Numbers

'Avcrage runoff condition. and Iu : 0.2S

2(-rop residue coler applics onlf il'residue is on at least 5% ofthe surlace throughout the 1,ear.

rHldrologic condition is based on combination offactors that affect inllltrarion and runoff. including: (a) densitl,and canopy ofvegetative
areas. (b) amount ofyear-round cover. (c) amount ol'grass or close-seeded legurnes in rotations. (cl) pcrcent ofresidue covcr on thgland surlace
(good > 20%o). and (e) degree olsurl'ace roughness.

Poor. F'aclors impair infiltration and tend to increase runot'f'.
Good Factors encourage a!erage and better than average inllltration and tend to decrease runof}.

Cover type Treatment2
Hydrologic
condition3

Soil Comp
A

Soil Comp
B

SoilComp
C

SoilComp
D

Fallou

Row crops

Small grain

Close-seeded or
broadcast legumes
or rotation meadou

Bare soil
Crop residue cover (CR)

Straight rou (SR)

SR+CR

Contoured (C)

C+CR

Contoured & terraced (C&T)

C&T + CR

SR

SR+gP

C

C+CR

C&T

C&T + CR

SR

C

c&1'

Poor
Good

Poor
Good
Poor
Good
Poor
Good
Poor
Good
Poor
Good
Poor
Good

Poor
Good
Poor
Good
Poor
Good
Poor
Cood
Poor
(iood
Poor
Good

Poor
Good
Poor
Good
Poor
Good

77
76
74

72

67
7t
64
70
65
69
64
66
62
65
6l

65
63

64
60
63

6l
62
60
6l
59
60
58

66
58
61
55
63

5t

86
85

83

8t
78
80
75

79
75

78
'74

74
7l
73

70

76
75

75

72

74
73

73

72

72

70
7t
69

77
72
75

69
73

67

9t
90
88

88
85

87
82
84
82

83

til
80
78
79
77

84

83

83

80
82

8t
8l
80
79
78
78
77

85

8l
83

78
80
76

94
93
90

9t
89
90
85
88
86
87
85

82

8l
8l
80

88
87
86
84
85
84
84
83

82
8t
8r
80

89
85

85

83

83

80

VERSION:April30, 2009 REFERENCE:
210-V|-TR-55, Second Edition, June 1986
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TRUCKEE MEADOWS RECIONAL DRAINAGE MANUAL

RUNOFF CURVE NUMBERS FOR OTHER AGRICULTURAL LANDS1
Runoff Curve Numbers

rAverage runolf condition. and l" = 0.2S

tPoor'. .509'o ground cover or heavill grazed rvith no mulch
Fair: 50 lo 7So/oground cover and not hcavily grazed

Good'. > 75olo ground cover and lightll' or onll occasionalll" grazed

'Poor'. .50ouo ground cover
Fair: 50 b 75o./o ground cover
G ood: >7 Sorc ground cover

aActual curve number is less than 30: use CN = 30 for runoffcomputations.

sCNs shorvn rvere computed for areas uith 50% rvoods and 507o grass (pasture) cover. Other combinations ol'conditions mal be computed

liorr the CNs fbr woods and pasture.

6Poor: Forest litler. small trees. and brush are destroled b1 heavy grazing or regular burning.
Falr: Woods are grazed but not bumed. and some forest litter covers the soil.
(-iood: Woods are prolected liom grazing. and litter and hrush adequatell' cover the soil.

Cover Type
Hydrologic
Condition

Soil
Comp

A

Soil
Comp

B

Soil
Comp

C

Soil
Comp

D

Pasture. grassland. or range continuous fbrage lbr grazing:

Meadou - continuous grass. protected liom grazing and
generalll' morved for ha1'

Brush -.brush-u'eed-grass mixture rvith brush the major
element'

Woods - grass combination (orchard or tree farm)s

Woods('

Farmsteads - buildings. lanes. driverval's. and surrounding
lots

Poor

Fair

Good

Poor

Fair

Good

Poor

I'air

Good

Poor

Fair

Good

68

49

39

30

48

35

30r

57

43

32

45

36

301

59

79

69

6l

58

67

56

48

73

65

58

66

60

55

74

86

79

74

7t

77

70

65

82

76

72

'77

73

70

82

89

84

80

78

83

77

73

86

82

79

8l

79

77

86

VERSION: April30, 2009 REFERENCE:
210-Vl-TR-55, Second Edition, June 1986
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL

Cover Description
Hydrologic
Condition2

SoilComp
A3

Soil Comp
B

SoilComp
C

SoilComp
D

Herbaceous - mixture ofgrass. ueeds. and lorv-
growing brush. rvith brush the minor element.

Oak-aspen - mountain brush mixture ofoak brush.
aspen. mountain mahoganl,. bitter brush. maple.
and other brush

Pinlon-.iuniper - pinl,on..luniper. or bothl grass
understorr

Sagebrush uith grass understory

Deserl shrub - maior plants include saltbrush.
greasewood. creosotebush" blackbrush. bursage.
palo verde. nresquite. and cactus

Poor

Fair

Good

Poor

Fair

Good

Poor

Fair

Good

Poor

Fair

Good

Poor

F'air

Good

63

55

49

80

7t

62

66

48

30

75

58

4t

67

5l

35

77

72

68

87

8l

74

74

57

4l

85

73

6l

80

63

41

85

8l

79

93

89

85

79

63

48

89

80

7t

85

70

55

88

86

84

RUNOFF CURVE NUMBERS FOR ARID AND SEMIARTD RANGELANDSI
Runoff Curve Numbers

'Average runofl'condition. and lu: 0.2S. For range in humid regions. use'lable 702 - 3 of 4.

2Poor'. < 30olo ground cover llitter. grass. and brush overstort,)
F-air: 3(l lo 70o/o ground cover
Good'. > 70?o ground covcr

tClurve 
numbers for group A have been developed only tbr desert shrub.

VERSION:April30, 2009
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL

WPICAL ROUGHNESS COEFFICIENTS FOR OPEN CHANNELS

TYPE OF CHANNEL AND DESCRIPTION

EXCAVATED OR DREDGED

MINIMUM NORMAL MAXIMUM

b.

Earth, straight and uniform
l. Clean. recently completed
2. Clean,, after weathering
3. Gravel. uniform section. clean

4. With shor-t grass, few weeds

Earth, winding and sluggish
l. No vegetation
2. Grass. some weeds

3. Dense weeds or aquatic plants in deep channels
4. Earth bottorn and rubble sides

5. Stony bottom and weedy banks
6. Cobble bottom and clean sides

0.016
0.0r8
0.022
0.022

0.023
0.025
0.030
0.028
0.025
0.030

0.025
0.035

0.025
0.035

0.050
0.040
0.045
0.080

0.018
0.022
0.025
0.027

0.025
0.030
0.035
0.030
0035
0.040

0.028
0.050

0.035
0.040

0.080
0.050
0.070
0.100

0.020
0.025
0.030
0.033

0.030
0.033
0.040
0.035
0.040
0.050

0.033
0.060

0.040
0.050

0.r20
0.080
0.1r0
0. r40

c. Dragline-excavated or dredged
l. No vegetation
2. Light brush on banks

d. Rock cuts
l. Srnooth and uniform
2. Jagged and irregular

e. Channels not maintained. weeds and brush
l. Dense weeds, high as flow depth
2. Clean bottom. brush on sides

3. Same as above, but highest stage offlow
4. Dense brush, high stage

NATURAL STREAMS

Minor Streams (top width at flood stage < 100 ft)

a. Streams on plain
l. Clean, straight, full stage. no rifts or deep pools
2. Same as above, but more stones and weeds

3. Clean. winding, some pools and shoals
4. Same as above. but some weeds and stones

5. Same as above. but lower stages. and more
ineffective slopes and sections

0.025
0.030
0.033
0.035
0.040

0.030
0.035
0.040
0.045
0.048

0.033
0.040
0.045
0.050
0.055

VERSION:April 30, 2009 REFERENCE:
Chow, V.T., 1959, Open-Channel Hydraulics
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TRUCKEE MEADOWS REGIONAL DRAINACE MANUAL

TYPICAL ROUGHNESS COEFFICIENTS FOR OPEN CHANNELS

TYPE OF CHANNEL AND DESCRIPTION

6. Same as 4, but more stones
7. Sluggish reaches, weedy. deep pools
8. Very weedy reaches, deep pools. or floodways

with heavy stand of timber and underbrush

b. Mountain streams, no vegetation in channel, banks
usually steep, trees and brush along banks
submerged at high stages

l. Bottom: gravel. cobbles. and few boulders
2. Bottom: cobbles with Iarge boulders

Flood plains

a. Pasture. no brush
l. Short grass

2. High grass

b. Cultivated areas

l. No crop
2. Mature row crops
3. Mature field crops

c. Brush
l. Scattered brush. heavy weeds
2. Light brush and trees. in winter
3. Light brush and trees. in summer
4. Mediurn to dense brush. in winter
5. Medium to dense brush" in summer

d. Trees
l. Dense willows. summer, straight
2. Cleared land with tree stumps. no sprouts
3. Same as above. but with heavy growth of

sprouts
4. Heavy stand of timber, a few down trees. little

undergrowth. flood stage below branches
5. Same as above, but with flood stage reaching

branches

Major Streams (top width at flood stage > 100 ft). The
,, value is less than that for minor streams of similar
description, because banks offer less effective
resistance

a. Regular section with no boulders or brush
b. lrregular and rough section

MINIMUM

0.045
0.050
0.075

0.030
0.040

NORMAL

0.0s0
0.070
0.r00

0.040
0.050

0.030
0.03s

0.030
0.03s
0.040

0.050
0.050
0.060
0.070
0.1 00

0.r05
0.040
0.060

0.r00

0.1 20

MAXIMUM

0.060
0.080
0.1 50

0.025
0.030

0.020
0.02s
0.030

0.035
0.035
0.040
0.045
0.070

0.r r0
0.030
0.050

0.080

0.02s
0.035

0.050
0.070

0.035
0.050

0.040
0.045
0.050

0.070
0.060
0.080
0.1 l0
0.r60

0.200
0.050
0.080

0. r 200

0.060
0.r00

r60r00
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL

TYPIGAL ROUGHNESS COEFFICIENTS FOR OPEN CHANNELS

TYPE OF CHANNEL AND DESCRIPTION

LINED OR BUILT-UP CHANNELS

MINIMUM NORMAL MAXIMUM

a. Corrugated Metal

Concrete
l. Trowelfinish
2. Float finish
3. Finished, with gravel on bottom
4. Unfinished
5. Cunite, good section
6. Gunite, wavy section
7. On good excavated rock
8. On irregular excavated rock

Concrete bottom float finished with sides of:
L Dressed stone in mortar
2. Random stone in mortar
3. Cement rubble masonry, plastered
4. Cement rubble masonry
5. Dry rubble or riprap

Gravel bottom with sides of :

I. Formed concrete
2. Random stone in mortar
3. Dry rubble or riprap

Asphalt
l. Smooth
2. Rough

Grassed

0.021

0.01t
0.013
0.0 rs
0.014
0.0 r6
0.0 r8
0.0 t7
0.022

0.0 r5
0.0 t7
0.016
0.020
0.020

0.01 7

0.020
0.023

0.013
0.016

0.030

0.025

0.0 r3
0.015
0.017
0.017
0.019
0.022
0.020
0.027

0.017
0.020
0.020
0.025
0.030

0.020
0..023
0.033

0.013
0.0r6

0.040

0.030

0.015
0.016
0.020
0.020
0.023
,::t

0.020
0.024
0.024
0.030
0.035

0.025
0.026
0.036

0.050

b.

d.

e.
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TRUCKEE MEADOWS RECIONAL DRAINAGE MANUAL

MAXIMUM PERMISSIBLE MEAN CHANNEL VELOCITIES

MATERIAL/LINING

MAXIMUM
PERMISSIBLE MEAN

VELOCITY
(fUsec)

NATURAL AND IMPROVED UNLINED CHANNELS

Fine sand, colloidal
Sandy Loam, noncolloidal
Silt Loam, noncolloidal
Alluvial Silts, noncolloidal
Ordinary Firm Loam
Volcanic Ash
Stiff Clay, very colloidal
Alluvial Silts, colloidal
Shales and Hardpans
Fine Gravel
Graded Loam to Cobbles when noncolloidal
Graded Silts to Cobbles when colloidal
Coarse Gravel, noncol loidal
Cobbles and Shingles
Sandy Silt
Silty Clay
Poor Sedimentary Rock
Sound Rock (lgneous or Hard Metamorphic)

FULLY LINED CHANNELS

Unreinforced vegetation
Loose riprap
Grouted riprap
Gabions
Soil-Cement
Concrete

NOTES:

1.50

1.75

2.00
2.00
2.50
2.s0
3.75
3.75
6.00
2.s0
3.75
4.00
4.00
5.00
2.0
2.5
t0
20

5

t5
t5
t5
t5
35

1. For composite-lined channels, use the lowest of the maximum mean velocities for the materials used in the
composite lining.

2. Deviation from the above values is only allowed with appropriate engineering analysis and/or suitable agreements for
maintenance responsibilities.

3. Maximum permissible velocities based upon non-clear water conditions.

VERSION:April 30, 2009 REFERENCE:
Natural - Fortier and Scobey,1926

Fully Lined - Various Sources
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL

STEEP SLOPE RIPRAP DESIGN,
TRIANGULAR CHANNELS, 2:1 SIDESLOPES
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VERSION:April30, 2009 REFERENCE:

Simons, Li and Associates, 1989
FIGURE
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL

CONFIGURATION OF CULVERT OUTLET PROTECTION

Dd

W = 3Do+. 0.4Lo
(foilwotar 2

VERSION:April30, 2009 REFERENCE:
U.S. EPA, 1976

FIGURE
829
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL

PRE.FORMED SCOUR HOLE
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VERSION:April30, 2009 REFERENCE:
American Society of Civil Engineers, 1975
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TRUCKEE MEADOWS REGIONAL DRAINAGE MANUAL

ALLOWABLE STORM INLET TYPES AND CAPACITY FACTORS

STANDARD PERMITTED
DRAWING LOCATION CAPACITY REDUCTION

INLET TYPE NUMBERS PERMITTED USE CONDITION FACTOR

CATCH BASIN 2-8/WIO.I ALL STREETS* SUMP 0.7
TYPE I (CURB WITH CURB AND

OPENING) GUTTER

CATCH BASIN 2-9 ALL STREETS* C.G. 0.8
TYPE 2 WITH CURB AND SUMP 0.7

(CURB OPENINC) GUTTER

CATCH BASIN 3-R R-205 LOT DRAINAGE SUMP 0.5
(GRATE) OR DROP SWALE

INLET TYPE IA
(coMBrNATrON) W10.2

CATCH BASIN 4-R R-206A ALL STREETS WITH C.G. 0.7 FOR GRATE/o.8 FOR
(COMBINATION) W-I2 CURB AND GUTTER SUMP CURB OPENING

0.5 FOR GRATE/O.7 FOR
CURB OPENING

SLOTTED DRAIN 2-22 ALL STREETS WITH C.G. 0.7
CURB AND GUTTER SUMP 0.5

NOTES:

I. C.C. : CONTINUOUS GRADE
2. STANDARD DRAWING NUMBER REFERS TO THE..STANDARD DETAILS FOR PUBLIC WORKS

CONSTRUCTION" AS ADOPTED BY THE JURISDICTIONAL ENTITIES. INCLUDING FUTURE
AMENDMENTS.

3. CAPACITY FACTOR IS APPLIED TO THE THEORETICAL INLET CAPACITY TO OBTAIN THE
ALLOWABLE INLET CAPACITY TO ACCOUNT FOR FACTORS WHICH REDUCE ACTUAL INLET
CAPACITY.

* NOT PERMITTED IN ROADWAY SECTION IN UNINCORPORATED WASHOE COUNTY

VERSION:April 30, 2009 REFERENCE: TABLE
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TRUCKEE MEADOWS REGIONAL DRAINACE MANUAL

SAG INLET PARAMETERS AND COEFFICIENTS

Inlet Type c* L*,' Weir Equation
Valid for

Term Definition

Grate 3.00 L+2W d < 1.79 (Ao/L*) L: length of grate
W: width of grate
d : depth of water over grate
Ao: clear opening area2

Curb Opening 3.00 L d<h L : length ofcurb opening
h : height ofcurb opening
d:di-(hi2)
d; = depth of water at curb
onenins

Depressed Curb
Opening'

2.30 L+1.8W d < (h+31 W = lateralwidth of depression
h: height ofcurb opening
a : deoth ofcurb deoression

Slotted lnlet 2.48 L d<0.2ft L : length of slot
d : deoth at curb

t The weir length should be reduced where clogging is expected.
z The ratio of clear opening area to total area is 0.8 for P-l-718-4 and reticuline grates, 0.9 for P-l

718 and 0.6 for P- l- l/8 grates. Curved vane and tilt bar grates are not recommended at sag

locations.
3 If L> l2 ft. use the expressions for curb opening inlets without depression.

lnlet Type co A, Orifice Equation
Valid for

Term Definition

Grate 0.67 Clear
opening

area 
t

d > 1.79 (AolL*) d : depth of water over grate

Curb Opening
(depressed or
undepressed

horizontal orifice
throat)

0.67 (h) (L) di> l.4h h = height ofcurb opening
d : di - (h/2) characteristic depth
d; = depth of water at curb
opening

Slotted lnlet 0.80 (LXW) d>0.40ft L = length of slot
W: width of slot
d = depth at curb

4

5

The orifice area should be reduced where clogging is expected.
Ratio of clear opening area to total area is 0.8 for P-l-718-4 and reticuline grates, 0.9 for P-l-718
and0.6forP-l-l/8srates. Curvedvaneandtiltbareratesarenotrecommendedatsaglocations.

VERSION:April 30, 2009 REFERENCE:
Adapted from Akan and Houghtalen, 2003
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SEC. "A_A,'
SEC. 

,,8_8,,

SEE DETAIL ON SHEET 25.1

STANDARD DETAILS FOR PUBUC tllORKS CONSTRUCTION I

WASHOE

,',

w-12

25

CATCH BASIN
TYPE 4-R

MPA|5-003 & RA15-N5
affiBff o-2



'+'"t g?rurir)v3n
J-

DETAIL

1. t" diometer smooth steel rod with 90' 2' bend

2. 1f," dior"ter X 4' Log Eye Bolt epoxied into
cotch bosin woll opposite of the pipe outlet

3. 2-*" x 1f," Atuminum Snop Ring ottoched to

f;" rod.

+o. {" ruyon Rope ottoched to top Log Ep Bolt ond

Snop Ring.
4b Attoch Oil Sock to Snop Ring.
5. Oil Sock (Sorbent Model fl-90898 or opproved equivolent)
6. Nylon ties

Detoil "A"

ft" Stoinl.r.Log Eye Bolt Detoilo'
4"

See detoil

24"

ft" Aluminum Snop Ring detoil

4b. 3

NO. REVISED DAIE STANDARD DETAILS FOR PUBLIC WORKS CONSTRUCIION SEC]ION:

WASHOE

DRAWNG NO:

lu/-12.1

DATE: PAGE: ZS1

CATCH BASIN
TYPE 4-R

MPA|5-003 & RZAI5-005
EXHIBIT O.2
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R-3067
Combination lnlet Frame, Grate, Gurb Box

Heavy Duty 36 3/4'

WEIR
SO. PEiIMETER

cuRE aox NUgr&E a. fo e.

31',

CATALOG
I{UMBER

Standard Grate (shown): Type R-diagonal

Alternate Grate(s):

ffifigflflffilnflx|
R.3067

r.6 5.8

R.3067

rFc
tlt L

Available Curb Boxes:2"Radius 0pen,3"Radius 0pen,6"Radius 0pen, 10"Radius 0pen, Mountable/Baned

Enviro-Curb Boxes available, see p. 129.

For Double and Triple units, refer to R-3295-2 and R-3295-3.

2.1 5.8

t7 3/1'.

tFa

R-3067-C
Gombination lnlet Frame, Grate

Heavy Duty

Standard Grate (shown

Alternate Grate(s):

Hffin|fl$ffifii
EFFE

lrp L

GRATE
TYPE

l: Type C

CATALOG
so.
FT.

OPEiI

WEIR
PERIMETEB

UNEAL
FEET

,

Furnished without curb box for use at driveway locations.

R-3067-t
Gombination

Heavy Duty

GRATE
TYPE

-

lnlet Frams, Gfate, Gurb Box

Available Curb Boxes: 2"Radius 0pen, 3"Radius 0pen.

Enviro-Curb Boxes available, see p. 129.

MPAI5-003 & RA15-005 - EXHlBlr O-2
CLICK HERE to return to the Table of Contents

30 3/4'

CATALOG

WEIR
SO. PERhIETER
FT. LII'EAL

OPEiI FEET

IFtr



Exhibit P
FESIBILITY STUDY UPDATE

FOR

Single Family Residential Development located in the Spanish Springs Planned Area situated in Section
23, Township 21 North, Range 20 East, Washoe County Nevada

APN #534-571-01

350 Calle de la Plata

Prepared for

Blackstone Development Group

333 N. Wilmot Road, Suite 340

Tucson, M 85711

(520) 618-5378

Prepared by:

STAR Consulting

439 W. Plumb Lane

Reno, NV 89509

SUBMITTED:

November 6, 2015

STAR Consulting

439 W. Plumb Lane Reno, NV 89509

Phone: (775) 3524200 Email: erin@starconsultingnv.com

MPA15-003 & RZA|5-005
EXHIBIT P
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Exrcurtvr S u ]\,ttr,lRRY

This study evaluates the feasibility of the proposed development with regard to water service, sanitary sewer service

and storm water. ln August of 2009, Wood Rogers prepared a comprehensive lnfrastructure Feasibility Study titled

"Village at the Peak". This update is being prepared as part of the Master Plan Amendment and Regulatory Zone

Amendment application for Blackstone Estates.

Per section SS 77.2, in order for the Washoe County Planning Commlsslon to recommend approval of any

amendment involving a change of land use, the following findings must be made: 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 rn substantial compliance with all applicable existing facilities and resource plans for Spanrch

Sprlngs by the Department of Water Resources. The Department of Water Resources will establish and maintain the

standards and methodologies for these feasibility studies.

lurRooucrrou

STAR Consulting has reviewed the lnfrastructure Feasibility Study prepared by Wood Rodgers for the project known

as "Village at the Peak" previously proposed for the subject property and have found that the study is applicable to

the currently proposed single family residential proyect. The proposed residential prqect will consist of 161 single

family residential homes rather than the mix of industrial, commercial and residential uses originally planned for.

The following items should be updated to reflect the single family residential project:

SnrurrRRv SEwEn

Using the Washoe County Department of Water Resources design criteria the revised peak daily flow is as follows:

Land Use:

Residential (MDS) 58.6 ac 161 270 gpd 43,470 gpd

Peaking Factor: 3

Peak Daily Flow: 130,410 gpd

Per the Wood Rogers report, the previously planned uses would generate approximately 139,899 gpd average daily

sewerage flow. The single family residential prqect will generate approximately 130,410 gpd. A gravity system is

proposed on-site to drain to an existing sewer line in Donovan Ranch. For an 8" line, the maximum discharge for an

8" line flowing at 0.75 depth is estimated at 684,000 gpd.

RATIO OF FLOW DEPTH

Q(ff)= [0.4ffi d^(8/3)s^(1/2)]/ n

= 1.060 cfs

= 475 gpm

STAR Consulting

439 W. Plumb Lane Reno, NV 89509

Phone: (775)352-4200 Email: erin@starconsultingnv.com I

MPAI5-003 & RZA|5-005
EXHIBIT P



The combined discharge for the proposed development combined with the existing approximately 390 lots of

Donovan Ranch is approximately 446,310 gpm, below the capacity of an 8" sewer line.

Peak Dry Daily Flow =

Discharge Ratio =

Project Site:

Proposed Use:

Calculation:

43,470 gpd

30 gpm

30/475 = 0.06

TMWA Wnrrn RIeHrs

58.6 +l acres

Medium Density Suburban (-2.75 dwelling units per acre)

161 lots at 10,663 SF lot average size

1 1 acres of common open space

Landscape (estimated) = 2.0 AFY

Per TMWA Rule 7:

Total Residential Water Rights =

I + (1.1 + (10,000 / Lot Size))

1 + (1 .1 + (10,000 / 10,663)) = 0.4907 per unit

0.4907 
- 

161 lots = 79.00 AFY

79.00 AFY + 2.0 AFY =
81.00 AFY

Total Water Rights if Surface Rights are used:

81.00 AFY 
- 

1.11

89.10 AFY

A 6" water line exists in the southern cul-de-sac of Donovan Ranch north of the subject property. A second water line

exists in the Calle de la Plata rightotway south of the subject property. Connection to both water lines is

recommended by TMWA in the Discovery documents.

Sronu Wnren

A Conceptual Drainage Report was prepared for this project, by STAR Consulting, dated 1 0/14/1 5 in accordance with

the policies and standards of the Truckee Meadows Regional Drainage Manual.

With this analysis it was determined that the required time to drain the proposed detention basins to 10% capacity

requires increases to the low-flow outlet pipes. The resulting S-year peak discharges are slightly greater than the

existing conditions S-year discharges. Adequate capacity exists in the downstream system, and the increased

discharges will not create downstream erosion.

STAR Consulting

439 W. Plumb Lane Reno, NV 89509

Phone: (775)352-4200 Email: erin@starconsultingnv.com

MPA15-003 & RZA15-005
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Vehicular access to the project is from Calle de la Plata, approximately one quarter mile east of Pyramid Way, (State

Highway 445). Construction of drainage channels along the south side of Calle de la Plata has removed the roadway

from the floodplain between the proposed driveway entrance and Pyramid Way.

The FEMA floodplain in the project vicinity crosses the southeast comer of the subject property before crossing to the

south of Calle de la Plata. No fill is proposed in the area impacted by the Zone A0 floodplain, which indicates

potential flooding up to 1 foot deep, Lots in the vicinity of the floodplain will be elevated at least 2 feet above natural

ground,

The pro.lect will significantly reduce peak discharges immediately downstream of the project in the 1O0-year storm

event, due to detention effects. Small peak discharge increases are necessary during the S-year event in order to

allow the two proposed onsite detention basins to drain in the required time period.

STAR Consulting

439 W. Plumb Lane Reno, NV 89509

Phone: (775) 352-4200 Email: erin@starconsultingnv.com
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AX15-005 - EXHIBIT E

WASHOE COUNTY COMMISSION l00l E. 9th Street
P.O. Box 1l130

Reno, Nevada 89520
(77s) 328-200s

RESOLUTION
ADOPTING AN AMENDMENT TO THE SPANISH SPRINGS

REGULATORY ZONB MAP (RZA15-005)

WHEREAS, SP58, LLC and Jacie, LLC applied to the Washoe County Planning Commission to
amend the regulatory zone of one parcel (APN: 534-571-01) from a mix of Low Density
Suburban (LDS), 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. RZAl5-005;

WHEREAS, On December 4.2015, the applicant appealed the denial to the Board of County
Commissioners as Appeal Case No. AX l5-005;

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 oraltestimony at the public hearing regarding Appeal Case No. AXl5-005 and the
proposed Regulatory Zone Amendment Case No. RZAI5-005, approved the original request for
adoption; and, in connection therewith, made the following findings:

Washoe County Development Code Section 110.821.15

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. Availabilit-v 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



Rc'g u latot'-r Zortr' A nterrd rne-nl

ItZA I 5-00-5 [J lacl\stollc [:statcs

Page 2 o1'2

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)

9,86 pereent ef the Suburban eharaeter Management+\rea,
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.l.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 rnaintain 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.

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.

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 Sprirrgs planning area, the Sun Valley planning
area, the Warm Springs planning areao 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 pennit or otherwise to continue
operation of its permitted activities.



Regulatory Zone Amendment
RZA I 5-005 Blackstone Estates
Page 2 of2

WHEREAS, This action will become effective after the adoption of Master Plan Amendment
Case No. 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.
MA15-005), as set forth in Exhibit E-1 attached hereto.

ADOPTED this 26th day of January 2016,to be effective only as stated above.

WASHOE COUNTY COMMISSION

Chair

ATTEST:

Nancy P4rent, County Clerk
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