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Master Plan Amendment Case No. MPA15-001 and Regulatory Zone
Amendment Case No. RZA15-001 - Hearing, discussion, and possible
action to approve (l) an amendment to Sun Valley Area Plan Policy
SUN.1.3 (a part of the Master Plan) to allow the Medium Density Urban
(MDU) Regulatory Zone in the Sun Valley Suburban Character
Management Area; (2) an amendment to the Sun Valley Master Plan Map,
changing the Master Plan Category from Suburban Residential (SR) to
Urban Residential (UR) on the subject parcel addressed as 5100 W. First
Avenue, Sun Valley (APN: 085-820-31); and (3) an amendment to the
Sun Valley Regulatory Zone Map, changing the Regulatory Zone from
Public/Semi-Public Facilities (PSP) to Medium Density Urban (MDU)
subject to the adoption of Master Plan Amendment Case No. MPAI5-001.
And if approved,

Authorize the Chair to sign the resolutions to adopt the amendments to the
Sun Valley Area Plan after a determination of conformance with the
Truckee Meadows Regional Plan by the Truckee Meadows Regional
Planning Commission. (Commission District 3.)
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SUMMARY

The applicant, Garret Leahey & Company, has submitted a Master Plan Amendment
(MPAI 5-001) requesting to:

o Amend Sun Valley Area Plan Policy SUN.1.3 to allow the Medium Density
Urban (MDI, Regulatory Zone in the Sun Valley Suburban Character
Management Area;

o Change the Master PIan Category from Suburban Residential (SR) to Urban
Residential (UR) on one parcel addressed as 5100 W. First Avenue; and,

o Amend the Sun Valley Regulatory Zone Map from Public/Semi-Public Facilities
to Medium Density Urban (MDU) on one parcel addressed as 5100 W. First
Avenue.

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

AGENDA rrEM r 16
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PREVIOUS ACTION

September I, 2015 - The Washoe County Planning Commission held a public hearing on
two proposed Master Plan Amendments (MPA15-001) and one proposed Regulatory
Zone Amendment (RZA15-001), and recommended adoption of all three amendments to
the Board of County Commissioners.

BACKGROTJND

If the proposed amendments are adopted, the subject *10 acre parcel will be designated
with Medium Density Urban regulatory zoning, which allows a maximum densityof 2l
units per acre. The applicant intends to build a 207 unit apartment complex on the
subject parcel, which is in the Suburban Character Management Area (SCMA) of the Sun
Valley planning area, identified by the Sun Valley Area Plan as a designated area for
growth.

At the September lst meeting of the Washoe County Plaruring Commission, Board
members discussed the number of students a207 unit apartment complex would add to
Lois Allen Elementary School. The Washoe County School District's written report, in
response to the the MPA and RZA applications (attached to the Planning Commission
staff report) stated that the District anticipates 17 elementary school studEnts, 8 middle
school students, and 10 high school students would be generated from a 207 tnit
apartment complex. The Board also discussed Truckee Meadows Fire Protection District
being at capacity at the District's Sun Valley station. The Board was advised that this is a
capital improvements issue that cannot be resolved at the master plan and regulatory zone
amendment stage. After this discussion, the Board voted unanimously to recommend
adoption of all three amendments to the Board of County Commissioners. Please refer to
the Planning Commission staff report for more information regarding services and
facilities and to read the Reviewing Agency comments in their entirety.

F'ISCAL IMPACT

No fiscal impact.

RECOMMENDATION

It is recommended that the Board of County Commissioners approve (1) an amendment
to Sun Valley Area Plan Policy SUN.l.3 (a part of the Master Plan) to allow the Medium
Density Urban (MDU) Regulatory Zone in the Sun Valley Suburban Character
Management Area; Q) an amendment to the Sun Valley Master Plan Map, changing the
Master Plan Category from Suburban Residential (SR) to Urban Residential Qn) on the
subject parcel addressed as 5100 W. First Avenue, Sun Valley (APN: 085-820-31); and
(3) an amendment to the Sun Valley Regulatory Zone Map changing the Regulatory
Zone from Public/Semi-Public Facilities (PSP) to Medium Density Urban (MDU) subject
to the adoption of Master Plan Amendment Case No. MpAl5-001.

And if approved,

Authorize the Chair to sign the resolutions to adopt the amendments to the Sun Valley
Area Plan after a determination of conformance with the Truckee Meadows Regional
Plan by the Truckee Meadows Regional Planning Commission.
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POSSIBLE MOTION

Should the Board agree with staff s recommendation, a possible motion would be:

"Move to approve (1) an amendment to Sun Valley Area PIan Policy SUN.1.3 (a part of
the Master Plan) to allow the Medium Density Urban (MDU) Regulatory Zone itthe Sun
Valley Suburban Character Management Area; (2) an amendment to the Sun Valley
Master Plan Map, changing the Master Plan Category from Suburban Residential (SR) to
Urban Residential (UR) on the subject parcel addressed as 5100 W. First Avenue, Sun
Valley (APN: 085-820-31); and (3) an amendment to the Sun Valley Regulatory Zone
Map, changing the Regulatory Zone from Public/Semi-Public Facilities (PSP) to Medium
Density Urban (MDU) subject to the adoption of Master Plan Amendment Case No.
MPAI5-001. I further move to authorize the Chair to sign the Resolutions to adopt the
amendments to the Sun Valley Area Plan after a determination of conformance with the
Truckee Meadows Regional Plan by the Truckee Meadows Regional Planning
Commission."

Attachments:

Attachment A: BCC Resolutions

Attachment B: September 1,2015 Planning Commission Staff Report & Auachments

Attachment C : Planning Commission Resolutions



Attachment A

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

Reno, Nevada89520
(77s) 328-200s

ADoPTTNG AMENDMENTs ro rHE sriiiillJl%=^ pLAN, A pARr oF rHE wAsHoE
COUNTY MASTER PLAN, AND TO THE SUN VALLEY MASTER PLAN MAP

(cAsE NUM BER MPAI s-001 )

WHEREAS, Sections 278.150, 278.170 and,278.210, Nevada Revised Statutes, speciff that the

{a9hoe County Planning Commission may prepare, adopt and amend a master plan foi all or any part
of the County, subject to County Commission approval;

WHEREAS, Section 278.160, Nevada Revised Statutes, specifies that the master plan shall include
the following subject matter or portions thereof as deemed appropriate: Community design,
conservation plan, economic plan, historic properties preservation plan, LousinB plan, landuse plan,
population plan, public buildings, public services and facilities, recreation plan, iafety plan, seiimic
safety plan, solid waste dilposal plan, steets and higlrways plan, transit plan, and traniportation plan,
and such other plans as judged necessary;

_\YHEREAS, A publictrearing on the adoption of the amended SIIN VALLEY AREA PLAI.[, a part
of the Washoe County Master Plan, and the SUN VALLEY MASTER PLAN MAP as set iortl in
Exhibits A and B respectively, was held on September l,z}ls,by said Planning Commission;

WHEREAS, The Washoe County Planning Commission has found that the SUN VALLEY AREA
PLAN, a part of the Washoe County Master Plan, and the SIIN VALLEY MASTER PLAN MAp
tgee$er with t!t9 applicable maps and descriptive matter, provide a long-term general plan for the
development of the County including the subject matter currently deemedippropriate forlnclusion in
the Master Plan, and has submitted the amendments to the SUN VALLEY AREA PLAN a part of the

Yuthry County Master Plan, and the SUN VAILEY MASTER PLAN MAP to the Boardbf County
Commissioners, Washoe County, with the recommendation for approval and adoption thereof;

WHEREAS, Section 278.220, Nevada Revised Statutes, specifies that the Board of County
Commissioners of Washoe County, Nevada, may adopt and endorse plans for Washoe County ai
reported by the Planning Commission, in order to conserve and promote the public health, safetyand
general welfare;

- 
WHEREAS, A public hearing on the adoption of the Washoe County Master Plan, including the

SUN VALLEY AREA PLAN AND THE SUN VALLEY MASTER PLAN MAP, was first heid on
May 2L,1991, with the most recent amendment to the SUN VALLEY AREA PLAN being held on
leptember 9,2070, and the SUN VALLEY MASTER PLAII MAp being held on July 13, 2010, by
the Board of County Commissioners of Washoe County, Nevada;

WHEREAS, At the conclusion of the public hearing, the Board of County Commissioners endorsed
the amendments to the SIJN VALLEY AREA PLAN, a part of the Washoi County Master plan, and
the SUN VALLEY MASTER PLAN MAP, pursuant to Section278.0282, Nevada Revised Statutes,
for conformance review with the Truckee Meidows Regional plan;

. IIIFREAS, A pgbl1c hearing for the review of conformance of the Washoe County Master Plan,
including the SUN VALLEY AREA PLAN and the SUN VALLEY MASTER PLAN MAp, was firsi
held on October 23,199L, with the most recent amendment to the SUN VALLEY AREA pLAN and



Master Plan Amendments
Sun Valley Area Plan and Sun Valley Master Plan Map
Case Number MPA15-001

the SUN VALLEY 'AREA PLAN MASTER PLAII MAP being held on

T"-r',:f 
t:#rff 

"ii["--*"?;.,lluHconformance with the Truckee Meadows Regional Plan; and

WHEREAS, The amendment to the SUN VALLEY AREA PLAN, a part of the Washoe County
Master Plan, and the SUN VALLEY MASTER PLAN MAP, which is in conformance with the
Truckee Meadows Regional Plan, has completed all the necessary requirements for adoption as

specified in the Nevada Revised Statutes and Article 820, Amendment of Master Plan, of the Washoe
County Development Code; now, therefore, it is hereby

RESOLVED, BY THE BOARD OF COUNTY COMMISSIONERS OF WASHOE COUNTY,
NEVADA That the Board does hereby adopt and endorse the amended SUN VALLEY AREA PLAN,
a part of the Washoe County Master Plan, and the SUN VALLEY MASTER PLAN MAP to serve ,N a
guide for the orderly growth and development of Washoe County, Nevada.

ADOPTED this 27th day of October, 2015

WASHOE COUNTY COMMISSION

Marsha Berkbigler, Chair

ATTEST:

Nancy Parent, County Clerk



SUN.1.3 The following Regulatory Zones are permitted within the Sun Valley
Suburban Character Management Area:

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

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

c. Medium Density Suburtan (MDS - Three units per acre).

d. High Density Suburban (HDS - Seven units per acre).

e. Medium Density Urban (MDU - Twenty-one uniis per acre).

f. Neighborhood Commercial/Office (NC).

g. General Commercial (GC).

h. lndustrial (l).

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

j. Parks and Recreation (PR).

k, General Rural (GR).

l. Open Space (OS).
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WASHOE COUNTY COIVMISSION 1001 E. 9th Street
P.O. Box 1l130

Reno, Nevada 89520
(77s) 328-200s

RESOLUTION
ADOPTING AN AIVIENDIIIENT TO THE

SUN VALLEY AREA PLAN REGULATORY ZONE MAP (RZA15.OO1)

WHEREAS, Garret Leahey & Company, applied to the Washoe County Planning Commission
to amend the regulatory zone of the parcel addressed as 5100 W. First Avenue (APN: 085-82G31)
from Public/Semi-Public Facilities (PSP) to Medium Density Llrban (MDU; as set forth in
Exhibit A attached hereto;

WHEREAS, On September l, 2015. the Washoe County Planning Commission held a duly
noticed public hearing, determined that it had given reasoned consideration to the information it
had received from staff. the applicant and from public comment regarding the proposed
Regulatory Zone Amendment (Case No. RZAl5-0011, approved the request for adoption; and. in
connection therewith. made the following findings as required by Washoe County Development
Code Section I 10.821. 1 5:

l. The proposed atneudment is in substantial compliance u'ith the policies and action
programs of the Master Plan and the Regulatory Zone Map.

2. The proposed amendment will provide for land uses compatible n'ith lexisting or
planned) adjacent land uses. and will not adversely impact the public health. safety or
welfare.

3. The proposed amendment responds to changed conditions or further studies that have
occured since the plan was adopted by the Board of County Courmissioners, and the
requested arnendment represents a more desirable utilizarion of Iand.

4. 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. The proposed atnendment will not adversely affect the implementation of the policies and
action progranrs of the Washoe County lvlaster Plan.

6. The proposed amendment will promote the desired pattern for the orderly physical

-srowth 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
e.xpenditure of funds for public services.

7. The proposed itmendment will not affect the location. puryose and mission of a nrilitary
installationl and

WHEREAS. This action will become effective after the adoption of Master PIan Arnendrnenr
Case Number MPAI5-001;
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NOW THEREFORE BE IT RESOLVED,

That this Board of County Commissioners affirms the findings of the Planning Commission
and hereby ADOPTS the amendment to the Sun Valley Area Plan Regulatory Zone Map (Case

No. RZA15-001), as provided in the map and documents attached hereto.

ADOPTED this 27th day of October, 2015, to be effective only as stated above.

WASHOE COTJNTY COMMISSION

Marsha Berkbigler, Chairman

ATTEST:

Nancy Parent, County Clerk
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Attachment B

Subject:

Applicant:

Property Owner:

Agenda ltem Number:

Summary:

Recommendation:

Prepared by:

Phone:
E-Mail:

Planning Commission Staff Report
Meeting Date: September 1,2015

Master Plan Amendment Case Number MPA15-001 and
Regulatory Zone Amendment Case Number RZA15-001

Ganet Leahey & Company, lnc.

Washoe Ability Resource Center

8B

(1) To amend Policy SUN.1.3 within the Sun Valley Area Plan to
allow the Medium Density Urban (MDU) Regulatory Zone within
the Sun Valley Suburban Character Management Area; (2) To
change the Master Plan Category on one t10 acre parcel to
Urban Residential (UR); anO (3) To change the Regulatory Zone
Designation on the same t10 acre parcel to Medium Density
Urban (MDU).

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

Grace Sannazzaro, Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3771
gsannazzaro@washoecounty. us

Description

Master Plan Amendment Case Number MPA15-001 and Regulatory Zone Amendment
Case Number RZA15-001 - Hearing, discussion, and possible action:

(1) To adopt by resolution an amendment to Sun Valley Area Plan Policy SUN.1.3 to allow
the Medium Density Urban (MDU) Regulatory Zone (up to 21 dwelling units per acre) in

the Sun Valley Suburban Character Management Area;

(2) To adopt by resolution an amendment to the Sun Valley Master Plan Map, changing the
Master Plan Category from Suburban Residential (SR) to Urban Residential (UR) on
the subject parcel addressed as 5100 W. First Avenue, Sun Valley (APN: 085-820-31);
and

(3) Subject to final approval of the associated master plan changes, to approve a

resolution recommending an amendment to the Sun Valley Regulatory Zone Map,

MPA15-001/Rz/.l5-001
SUN VALLEY AREA PLAN



changing the regulatory zone designation from Public/Semi-Public Facilities (PSP) to

Medium Density Urban (MDU) on the subject parcel addressed as 5100 W. First

Avenue, Sun Valley (APN: 085-820-31).

To reflect changes requested within this application and to maintain currency of general area
plan data, administrative changes to the Sun Valley 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.

. Applicant: Garret Leahey & Company, lnc.

. Property Owner: Washoe Ability Resource Center
o Location: 5100 W. First Avenue, Sun Valley; across the street to

the east of Lois Allen Elementary School; at the
intersection of W. First Avenue and McGuffey Road.

o Assessor's Parcel No: 085-820-31
. Parcel Size: t 9.9 acres
o Existing Master Plan Category: Suburban Rural (SR)
. Proposed Master Plan Category: Urban Residential (UR)

. Existing Regulatory Zone: Public/Semi-Public (PSP)

. Proposed Regulatory Zone: Medium Density Urban (MDU)

o Area Plan: Sun Valley
. Citizen Advisory Board: Sun Valley (lnactive)
. Development Code: Article 820, Amendment of Master Plan

o commission District, l1'.1i..11;i.[fffi 
or Resutatory Zone

. Section/Township/Range: Section 19, T20N, R20E, MDM,
Washoe County, NV

Master Plan Amendment Case No. MPA15-001 & Regulatory Zone Amendment Case No. RZA15-001
Page 2 of 30
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Staff Report Contents

Vicinity Map......... ................8
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Neighborhood Meeting and Citizen Advisory Board ...............23

Public Hearing Notice....... ........'.......-...24

Reviewing Agency Comments .......-.....24
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Explanation of a Master Plan Amendment

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

The Master Plan guides growth and development in the unincorporated areas of Washoe
County, and consists of three volumes. By establishing goals and implementing those goals

through policies and action programs, the Master Plan addresses issues and concerns both
countywide and within each community. Master Plan amendments ensure that the Master Plan
remains timely, dynamic, and responsive to community values. The Washoe County Master
Plan can be accessed on the Washoe County website at http://www/washoecounty.us, select
Departments, Planning and Development, then Planning Documents (Master Plan, Regulatory
Zone) - or it may be obtained at the front desk of the Washoe County Planning and
Development Division.

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

o Population Element. Projections of population, housing characteristics, trends in

employment, and income and land use information for the County.

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

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

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

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

o 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.

Master Plan Amendment Case No. MPA15-001 & Regulatory Zone Amendment Case No. RZA15-001

Page 5 of 30
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Requests to amend the Master Plan may affect text and/or maps within one of the six Elements,
one of the 13 Area Plans, or one of the Specific Plans, Joint Plans or Community Plans. Master
Plan Amendments require a change to the Master Plan and are processed in accordance with
Washoe County Chapter 110 (Development Code), Article 820, Amendment of Master Plan.

When making a recommendation to the Washoe County Commission, the Planning Commission
must make at least three of the findings as set forth in Section 1 10.820.1 5, Review Procedures,
of the Washoe County Development Code, unless a military installation is required to be
noticed, then a finding of fact pursuant to subsection 6 of Section 110.820.15 is also required. lf
there are findings contained in the Area Plan in which the subject property is located, then the
Planning Commission must make all of these findings in addition to the above-referenced
findings. The Planning Commission adopts a Master Plan Amendment by resolution approved
by a vote of two thirds of the total membership of the Planning Commission. The adopted
Master Plan Amendment is then certified and recommended by the Planning Commission to the
Board of County Commissioners. By a simple majority vote, the Board of County
Commissioners may, after a public hearing, adopt such parts of the Master Plan Amendments
as may practicably be applied to the development of the County. The Board of County
Commissioners must affirm, modify or reverse the findings of the Planning Commission. lf the
Board of County Commissioners desires to change or add to an amendment adopted by the
Planning Commission, it must refer the change or addition to the Planning Commission for a

report.

After adoption by the Washoe County Commission, as described in Chapter 278 of the Nevada
Revised Statutes (NRS), a Master Plan Amendment must be found in conformance with the
Truckee Meadows Regional Plan. The purpose of the Regional Plan is to provide a
collaborative structure that will serve the Truckee Meadows well into the future. Four modules
within the Regional Plan focus goals and policies on the coordination of master planning in
Washoe County as it relates to land use, infrastructure provision, resource management, and
plan implementation.

Explanation of a Requlatory Zone Amendment

The following explains a Regulatory Zone Amendment, including its purpose, and the review
and evaluation process involved.

The purpose of a Regulatory Zone Amendment (RZA) is to provide a method for amending the
Regulatory Zone Maps of Washoe County. The Regulatory Zone Maps depict the Regulatory
Zones (i.e. zoning) adopted for each property within the unincorporated area of Washoe County.
The Regulatory Zones establish the uses and development standards applied to each property.

Regulatory Zones are designed to implement and be consistent with the Master Plan by
ensuring that the stability and character of the community will be preserved for those who live
and work in the unincorporated areas of the County. A Regulatory Zone cannot be changed if it
conflicts with the objectives or policies of the Master Plan, including area plans that further
define policies for specific communities. The Master Plan is the blueprint for development within
the unincorporated County. Pursuant to NRS 278, any action of the County relating to zoning
must conform to the Washoe County Master Plan.

Evaluation of the proposed Regulatory Zone Amendment involves review for compliance with
countywide policies found in Volume One of the Washoe County Master Plan and applicable

Master Plan Amendment Case No. MPA15-001 & Regulatory Zone Amendment Case No. RZA15-001
Page 6 of 30
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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, Amendment of Regulatory Zone, of the Washoe County
Development Code and any findings as set forth in the appropriate Area Plan.

Requests to change a Regulato ry 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 deny a Regulatory Zone Amendment or it may recommend
approval or modification of an amendment to the Board of County Commissioners. Upon an

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

Master Plan Amendment Case No. MPA15-001 & Regulatory Zone Amendment Case No. RZA'|5-001
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Proposed text amendment for Sun Vallev Area Plan Policv SUN.1.3

The proposed text amendment to Sun Valley Area Plan Policy SUN.1.3., a part of the Washoe

County Master Plan, is provided below. Medium Density Urban has been added as ltem "e"

(bolded for clarification purposes) to the list of Regulatory Zones that would be allowed in the

Sun Valley Suburban Character Management Area.

SUN.7.3 The following Regulatory Zones are permitted within the Sun Valley Suburban
Ch aracter Management Area:

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

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

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

d. High Density Suburban (HDS - Seven units per acre).

e. Medium Density Urban (MDU - Twenty-one units per acre).

f. Neighborhood Commercial/Ottice (NC).

g. General Commercial (GC).

h. lndustrial (l).

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

j Parks and Recreation (PR).

k. General Rural (GR).

l. Open Space (OS).
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. Page 9 of30
MPAI5-001lRZAl5-001

SUN VALLEY AREA PLAN



Existinq and Proposed Master Plan Catesories on Subiect Parcel
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Analvsis

The subject t10 acre parcel is located in the Sun Valley Suburban Character Management Area
(SCMA). The parcel currently has a Master Plan Category of Suburban Residential (SR) and a
Regulatory Zone of Public/Semi-Public Facilities (PSP). The applicant is requesting that the
Master Plan Category on the subject parcel be amended to Urban Residential (UR) and the
Regulatory Zone be amended to Medium Density Urban (MDU) in order to develop an

apartment complex (multi-family usetype). The MDU regulatory zone allows 21 units per acre,
which would result in a maximum potential of a 207 unit multi-family apartment complex on the
subject +10 acre parcel. ln order for the Master Plan category and the Regulatory Zone to be
changed, an amendment to Policy SUN.1.3 of the Sun Valley Area Plan (a part of the Washoe
County Master Plan) is required to allow the Medium Density Urban regulatory zone (MDU) in
the SCMA. Currently, Policy SUN.1.3 of the Sun Valley Area Plan limits the highest residential
density in the SCMA to seven units per acre, which is allowed in the High Density Suburban
(HDS), regulatory zone.

The Sun Valley Character Statement in the Sun Valley Area Plan identifies the SCMA as a
designated area for growth. The Washoe County Master Plan states that the Urban Residential
Master Plan Category is intended to incorporate municipal services, make use of transit
services and be in areas near schools and parks. The subject parcel is surrounded by
development and is considered as an infill parcel. lt is about one tenth of a mile from an RTC
bus route on Sun Valley Boulevard and is surrounded by existing water and sewer lines
provided and maintained by the Sun Valley General lmprovement District (SVGID), and is
across the street from Lois Allen Elementary School.

Compatibilitv

The subject property is located within the SCMA, which is the designated growth area for Sun
Valley. The subject parcel is immediately surrounded on three sides (north, south and east) by
parcels with Medium Density Suburban (MDS) zoning and to the west is Lois Allen Elementary
School, which is designated with Public/Semi-Public Facilities (PSP) zoning. Table 3: Land Use
Compatibility Matrix of the Land Use and Transportation Element within the Washoe County
Master Plan identifies the proposed regulatory zone of Medium Density Urban (MDU) as having
a "Medium" compatibility rating with both the MDS Regulatory Zone and with the PSP
Regulatory Zone. Approximately 170 feet to the east of the subject parcel are 15 parcels
designated with High Density Suburban (HDS) zoning, which has a "High" compatibility rating
with the proposed MDU regulatory zone.

Seruices and Facilities

Water and Sewer: Development on the subject parcel addressed as 5100 W. First Avenue will
be served by SVGID for water and sewer services. SVGID advised staff that they do not need a
Feasibility Study related to future development (see SVGID's comments in Attachment F).

Storm Drainaqe: Any impacts created by the development of the subject parcel must comply
with generally applicable codes at the time that development takes place.

Washoe Countv Schools: The Washoe County School District (WCSD) stated that most
schools in the District will be experiencing enrollment increases in the upcoming school year as
a result of high residential growth in Washoe County. The subject parcel is zoned for Allen
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Elementary, Traner Middle, and Hugh High Schools. The WCSD stated Allen Elementary and
Traner Middle Schools are two of the schools in the District facing increasing enrollment
pressures, as each school is very close to full capacity, and both will exceed full capacity with
additional students anticipated from future development. ln the event of an over-capacity
situation at any school in the District, the primary option available to the WCSD is to bus
students to the nearest school with available capacity. The WCSD's comments, in their
entirety, are included with this staff report as Attachment F.

Traffic: According to the submitted traffic impact study (Attachment G) dated June 26,2015, the
.proposed amendment will result in an increase in traffic to the site which will be reviewed and
evaluated upon development of the site. The study states that no additional mitigation is
necessitated by the proposed amendments. The Washoe County Traffic Engineer commented
that the submitted traffic study states that the level of service at the intersection of W. First
Avenue and Sun Valley Boulevard is within the level of service standards of Washoe County
and the RegionalTransportation Commission (RTC). RTC stated that their agency would like to
review the site plan when development is proposed. The Nevada Division of Transportation
(NDOT) stated that they have no comments at this time. Comments from the Washoe County
Traffic Engineer, RTC and NDOT are included in their entirety as Attachment F.

Fire Protection: The Truckee Meadows Fire Protection District (TMFPD) provides emergency
and fire protection services for the Sun Valley area. The TMFPD stated that with the available
staffing and resources currently in place, they are almost at capacity for calls for service at the
Sun Valley fire station. The TMFPD stated that the density allowed in MDU zoning at 21 units
per acre will create stress on the TMFPD to provide services in the Sun Valley area. The
TMFPD station is located approximately 1.5 miles to the north of the subject parcel on the
southwest corner of Quartz Lane and Sun Valley Boulevard. TMFPD's comments are included
in this staff report as Attachment F.

Washoe Countv Master Plan

Master Plan Amendments and Regulatory Zone Amendments are required 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.

HOUSING ELEMENT - Volume One of the Washoe County Master Plan

Goal One: Remove regulatory barriers to increase the availability of affordable and
workforce housing for all

Policy 1.1:

Policy 1.5:

Program 1.5:

Allow for more flexibility in the zoning, building, and land use regulations
to enable affordable housing units to be built throughout the community.

Encourage development at higher densities where appropriate.

The County will utilize its higher density zoning designations to allow for
the most efficient use of land that has infrastructure in place or where the
installation of infrastructure is planned. The County will consider
installing minimum density requirements in mixed-use and/or high
density areas.
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Staff Comment: (Policies 1.1, 1.5 and Program 1.5): With unprecedented growth projected for
the region, the proposed amendments will allow more flexibility in housing opportunities,
specifically for those who cannot afford to buy a home. The subject parcel has infrastructure
available with the Sun Valley General lmprovement District (SVGID) being the providers for
water and sewer.

GoalTwo: Preserue and rehabilitate existing affordable and workforce housing.

Policy 2.1: Encourage neighborhood revitalization in existing areas through housing
rehabilitation for both renter- and owner-occupied units with special
attention on the Sun Valley region.

Staff Comment: Ihis rs an infill parcel and future development would revitalize the surrounding
residential neighborhood. With the proposed Master Plan and Regulatory Zone amendments,
an apaftment complex could be developed on the subject parcel with a maximum potential
density of 207 new renter occupied units in the Sun Valley area.

Goal Three: Provide Developer lncentives.

Policy 3.4: Promote affordable and workforce housing in secondary transit-oriented
development (TOD) corridors.

Policy 3.5: Promote development of affordable housing near services, transportation
routes, schools, jobs, and child care by establishing mixed-use districts
and higher density areas.

Staff Comment: (Policies 3.4 and 3.5): Adopting the proposed amendments would support high
density housing c/ose fo an RTC bus route. The subject parcel addressed as 5100 W. First
Avenue is c/ose to Sun Valley Boulevard, which offers some commercial servrces, is zoned for
Allen Elementary, Traner Middle, and Hugh High Schools, and is in a neighborhood that has
existing water and sewer seryices.

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

Goal One: lnfluence future development to abide by sustainable growth practices.

LUT.I.1 Washoe County should define smaller areas where more intense suburban
development is permitted (parallel with the Area Plan Suburban Character
Management Area, or SCMA), and larger areas outside the suburban areas
where development is strictly limited to retain the existing rural character
(parallel with the Area Plan Rural Character Management Area, or RCMA).

LUT.1.4 Residential should be within close proximity to retail/commercial land uses
within SCMAs to facilitate both walking and cycling as desirable and safe
modes of transportation.

Staff Comment (LUT.I.1 and LUT.I.4t: The subjecf sife is a +10 acre parcel located in the Sun
Valley SCMA (a designated area for growth) which would offer urban development densities if
the proposed amendments are adopted. The proposal will allow more apartments to be included
in the Sun Valley area, helping to fill a housing shoftage in a growing community. About one-
quarter of a mile to the south within the SCMA is a parcel with MDU zoning that is developed
with an 83 unit apartment complex (per Washoe County Assessor's Office). The subjecf s/e is
within walking distance (one-tenth of a mile) of Sun Valley Boulevard, which is within the Sun
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Valley Downtown Character Management Area and has commercial busrnesses and an RTC
bus route.

Goal Three: The majority of growth and development occurs in existing or planned

communities, utilizing smart growth practices.

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

Staff Comment: The proposed amendments would be consisfent with responsib/e growth within
a SCMA, and at a time when housing is needed in the Truckee Meadows Region due to
anticipated grov'rth in the region.

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

Staff Comment:The proposed amendments will support an increase in housing on a vacant
parcel in a SCMA that has existing infrastructure in place.

LUT.3.4 Strengthen existing neighborhoods and promote infill development.

a. ldentify and assist in revitalizing older maturing neighborhoods to ensure
their longterm stability.

b. Promote commercial revitalization.

c. Capital lmprovements Program (ClP) expenditures should be directed to
infrastructure development in existing areas with inadequate services.

d. Promote funding resources such as the Nevada Brownfields Program to
redevelop properties.

e. Create density bonuses and other innovative development tools to
encourage infill in targeted areas.

Staff Comment: The subject +10 acre site is an infill parcel in a residential neighborhood. The
future development of an apartment complex would strengthen the existing residential
neighborhood which has existing infrastructure, public transportation, public schoo/s, and
nearby commercial services.

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

Staff Comment: The proposed amendments are essentialfor investment in a neighborhood that
is designated for growth because it is in the SCMA, and where an undeveloped +10 acre parcel
sifs surrounded by water and sewer infrastructure, and is close to public transit and the
downtown commercial corridor along Sun Valley Boulevard.
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Goal Four: Land use patterns allow for a range of housing choices and interconnected
streets.

LUT.4.1 Maintain a balanced distribution of land use patterns to:

a. Provide opportunities for a variety of land uses, facilities and services that
serve present and future population;

b. Promote integrated communities with opportunities for employment,
housing, schools, park civic facilities, and services essential to the daily
life of the residents; and

c. Allow housing opportunities for a broad socio-economic population.

LUT.4.3 Encourage suburban developments to provide a mix of residential densities
and housing types in close proximity to retail/commercial.

Staff Comment (LUT.4.1. LUT.4.3\: The proposed amendments would support a higher density
residential development in a neighborhood in the Sun Valley SCMA consisting of existing single
family dwellings in a designated grovtth area. This type of infill development would offer more
affordable housing choices in the Sun Valley planning area.

Goal Five: Development occurs where infrastructure is available.

LUT.5.3 New development shall not reduce the quality of service for existing residents
and businesses nor reduce the ability of public agencies to provide quality
service.

Staff Comment: The subject parcel would be infill development. Existing water and sewer
services are provided by the Sun Valley General lmprovement District (SVGID). The existing
neighborhood ts seryed by Truckee Meadows Fire Protection District, Washoe County Schoo/
District, and the Washoe County Sheriff's Office. These public agencies and others reviewed
the amendment requests and voiced no objection to the proposal. The Truckee Meadows Fire
Protection District stated they are close to capacity now with their cunent level of staffing in Sun
Valley, and the School District stated that with the increase in residential growth in the County,
many of the schoo/s in the District are at or near capacity, including Allen Elementary and
Traner Middle Schoo/s. Meeting the ongoing growth management challenge in a growing and
dynamic communityis an rssue for many public agencies.

Community Design

GoalSeventeen: Future plans should begin to move away from traditional codes and
begin to create and implement form-based codes and other
sustainable design practices.

LUT.17.3 A variety of dwelling units such as houses, townhouses, and apartments
are all encouraged.

Staff Comment: The proposed amendments would supplement existing apartments located on
the corner of El Rancho Drive and Sun Valley Boulevard, by allowing for another apartment
complex, which would provide more diverse housing opporiunities in the Sun Valley Suburban
Ch aracter M an agement Area.

Goal Eighteen: Suburban communities and neighborhoods, through design, will
provide a safe and healthy environment.
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LUT.18.5 Promote the development of walkable communities that meet the daily
needs of their residents and reduce the need for automobile trips.

Staff Comment: The subject parcel is within walking distance of an RTC bus route and Sun

Valley Boulevard, which is within the Downtown Character Management Area; an area

designated for mixed uses of office, commercial and multi-family residential/and uses.

GoalTwenty-One: The design of communities and neighborhoods creates a strong
sense of place.

LUT.21.4 Preserve the character of areas throughout the County as described in
the Area Plans.

Staff Comment:The proposed amendments will allow future development with a potential

iaximum density of 207 apartment units in the SCMA, which is a desrgnated grovvth area. The

neighborhood within the SCMA wilt not be degraded by such development. About one-quarter of
a mite to the south within the SCMA is a parcel with MDU zoning that is developed with an 83

unit apaftment complex (per Washoe County Assessor's Office).

GoalTwenty-Three: Development respects natural constraints and available resources.

LUT.23.1 Assess all development individually and cumulatively for potential impact
upon the natural resources of the specific area of Washoe County.

Staff Comment:The Sun Vattey Area Plan Development Suitability Map identifies fhe subiect
parcelas mosf suitable for development.

Sun Vallev Area Plan

Master Plan Amendments and Regulatory Zone Amendments are required to be reviewed for
compliance with applicable goals and policies of the Sun Valley Area Plan, which is a part of the

Washoe County Master Plan. The following goals and policies of the Sun Valley Area Plan are

applicable to the proposed amendment requests.

Land Use

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

SUN.1.3 The following Regulatory Zones are permitted within the Sun Valley Suburban
Character Management Area:

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

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

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

d. High Density Suburban (HDS - Seven units per acre).

e. Neighborhood Commercial/Office (NC).

f. General Commercial (GC).

g. lndustrial (l).
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h. PubliciSemi-Public Facilities (PSP).

i. Parks and Recreation (PR).

j. General Rural (GR).

k. Open Space (OS).

Staff Comment: The applicant is requesting an amendment to this policy to allow Medium
Density Urban zoning (MDU - 21 units per acre) in the Suburban Character Management Area,
which is a designated grovvth area in Sun Valley. Cunently, the maximum residential density
allowed in the Suburban Character Management Area is seyen units per acre in High Density
Suburban zoning.

SUN.1.6 Staff will review any proposed Master Plan Amendment against the findings,
criteria and thresholds 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 required Plan Maintenance findings are listed and discussed later in this
report.

suN.1.12 Prior to any approval of proposed land use intensification that will result in
existing school facilities exceeding design capacity and which may
compromise the Washoe County School District's ability to implement the
neighborhood school philosophy for elementary facilities, the school district
will identify improvements in their capital improvements plan or school
rezoning plan that will enable the District to absorb the additional enrollment.
The Washoe County Planning Commission, upon request of the Washoe
County School District Board of Trustees, may waive this finding.

Staff Comment: The Washoe County Schoo/ District (WCSD) sfafes that due to an increase in
residential growth in Washoe County, many of the schoo/s in the District are at or near
enrollment capacity. Two of those schoo/s which are facing increasing enrollment pressures are
Allen Elementary and Traner Middle Schoo/s. Both of fhese schoo/s are close to full capacity,
and both will exceed full capacity with additional students anticipated from future development.
It is proiected that a future 207 unit apartment complex would likely generate 17 new elementary
school students and I new middle school sfudenfs, resulting in both Atlen Elementary and
Traner Middle Schoo/s to be in over-capacity situations. Looking at numbersfromthe 2014-15
school year, Hug High School still has some room for additional students; however, those
numbers will be updated after the official 2015-16 student count. The WCSD stafes that in the
event of an over-capacity situation at any school, the primary option available to the District is to
send students to the nearest school(s) with available seafs, which would entail busing sfudenfs
to one or more schoo/s throughout the District. WCSD comments can be found in Attachment
F.

Transportation

GoalTwo: The regional and local transportation system in the Sun Valley planning
area will be a safe, efficient, multi-modal system providing significant
connections to the greater region, and access to commercial services,
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SUN.2.1

public lands and public services available in the community. The system
will contribute to the preservation and implementation of the community
character as described in the Sun Valley Vision and Character
Statement.

Level of Service "C" or above is the desired level for all regional roads in the

Sun Valley planning area.

Staff Comment: Table 2 (Page 6 of submitted traffic impact study - Attachment G) in the
submitted Traffic Repoft identifies the existing "lntersection Level of Service" at Sun Valley
Boulevard and First Avenue as "B" in both the AM and in the PM. Table 5 of the Traffic Report
identifies the "Plus Project Level of Service" as "C" in the AM and oB' in the PM. The Washoe
County Traffic Engineer stafed in a comment that the level of seruice meets the standards of
Washoe County and the RTC.

Truckee Meadows Reqional Plan

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

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

Staff Comment: The subjecf sife rs within the TMSA.

Policy 1.1.8 The Regional Plan defines the Development Constraints Area (DCA) as an
overlay upon the Truckee Meadows Service Areas and the Rural Development
Area (see Map 3). The Development Constraints Area consists of playas,
jurisdictional water/wetland in accordance with Section 404 of the Clean Water
Act, designated FEMA floodway areas within the floodplain Zone AE floodways,
significant water bodies, natural slopes over 30%, publicly-owned open space,
and properties that are deed restricted to prevent development. Constrained
lands less than 113 acre in size will not be included in the Development
Constraints Area. The Development Constraints Area overlay takes precedence
over otherwise applicable policies describing the desired density and intensity of
development within the Truckee Meadows Service Areas and the Rural
Development Area.

Staff Comment: The subjecf sffe rs not identified as a Development Constraints Area.

Goal'1.2 Local governments and affected entity master plans, facilities plans, and
other similar plans will provide for the necessary resources, selices, and
infrastructure to support the density summarized in Table 1.2.1 of the
Regional Plan.

Staff Comment: See 'Sfaff Comment" under Policy 1.2.1 below.
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GOAL 1.3 Unincorporated Washoe County within the TMSA will support Module #1 by
providing a development pattern that includes a range of residential
densities appropriate to the location and typified by medium density, and
shall include appropriate neighborhood or local seruing retail uses, and
employment opportunities designed to reduce trips, enhance housing
affordability and promote jobs-housing balance.

Policy 1.3.2 To conform with the Regional Plan, the Washoe County master plan must
support and reinforce Goals 1.1 and 1.2and related policies of the Regional Plan
and provide housing and location options within the region.

Eetached single-family residential development within the unincorporated TMSA
may occur at up to five units per acre to support compatibility with adjacent
communities, transit usage and trip reduction goals, and to support employment
centers and jobs-housing balance.

ln locations where attached housing types are appropriate to support affordability
and transit goals, the Washoe County master plan shall designate such areas
and determine densities on a case-by-case basis, subject to regional
conformance review.

For purposes of complying with this policy, density transfers are allowed from
usable passive open space and are not allowed from any of the following areas:

1) non-residential, mixed-use and public facility properties;

2) property in the Development Constraints Area;

3) property outside the Truckee Meadows Service Areas;

4) existing golf courses;

5) existing parks; and,

6) existing regional street and rail right-of-way.

Staff Comment: lf adopted, the requested amendments would include MDU zoning within the
SCMA of the Sun Valley Area Plan, and specifically would allow MDU zoning on the +10 acre
parcel addressed as 5100 W. First Avenue. The subject parcel is within the TMSA, which
meets Goal 1.1 of the Regional Plan, and it is an infill parcel that has existing resources,
infrastructure and commercial sentices, which meets Goal 1.2 of the Regional Plan. The
location of the subject parcel is appropriate to support affordability and transit goals. The subject
parcel is about one-tenth of a mile from an RTC bus route on Sun Valley Boulevard. Future
development of the subject parcel with a potential maximum density of 21 units per acre would
offer apartment housing for fhose who are not able to or interested in participating in the
housing market, which is rapidly increasing due to residential growth in the area. This policy is
silent regarding the densities allowed for multi-family residential development and given that the
subject sffe rs close to mass transit, is surrounded by existing sewer and water infrastructure, is
within the TMSA, and will add to the housing inventory in a growing region, the proposed Master
Plan Amendment meets the intent of the overall Truckee Meadows Regional Plan.

The Character and Vision Statement of the Sun Valley Area Plan sfafes, "The SCMA and the
DCMA will be the designated growth areas in Sun Valley." The designation of MDU zoning on
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the subject parcel and allowing MDU zoning within the SCMA would not be out of character for
the SCMA. About one-quarter of a mile to the south of the subject parcel(soufheasf corner of
Sun Valley Boulevard and El Rancho Drive) is a +4.5 acre parcel (APN: 035-170-01) within the
SCMA that is designated with MDU zoning, and it is developed with an 83 unit apariment
complex (per WC Assessor's records). This 83 unit apartment complex was approved in
January 1995 before the Sun Valley Area Plan had "Character Management Areas" and
corresponding goals and policies.

Policy 3.5.1 To be in conformance with the Regional Plan, the master plans, facilities plans,

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

Staff Comment: The Sun Valley General lmprovement District (SVGID) is the provider for water
and sewer seryices in the subject area. SVGID stated that any additional water rights required
for the development shall be dedicated fo SVGID. SVGID does not require a feasibility study.
SVG/D stated that an analysis of a proposed project and its potential impacts at the
development stage are sufficient. At the permit review, SVG/D will require a hydraulic model
analysis relative to municipal water and sewer. lf there are adverse impacts, the applicant will
be required to work with the SVG/D on infrastructure improvements. The Truckee Meadows
Fire Protection District (TMFPD) is the provider for fire and emergency seruices. The TMFPD
has a fire station to the north of the subject parcel, located at the corner of Quartz Lane and Sun
Valley Boulevard. A traffic impact study dated June 26, 2015 is based on a future project
consisting of 207 apaftment units on the subject +10 acre parcel (21 units per acre). Table 2
(Page 6 of traffic repoft) in the submitted Traffic Report identifies the existing "lntersection Level
of Seruice" at Sun Valley Boulevard and First Avenue to be "B" in both the AM and in the PM.
Table 5 (Page 8) of the Traffic Reporl identifies the "Plus Project Level of Seruice" to be "C" in
the AM and "8" in the PM. The Washoe County Traffic Engineer sfafes that the levels of service
meet Washoe County standards.

Development Suitabilitv within the Sun Vallev Area Plan

The subject parcel is identified as "Most Suitable" on the Sun Valley Development Suitably Map.
The subject parcel is fairly level with no development constraints such as flood areas, slopes
greater than 15%, or potential wetlands.

Neiqhborhood Meetins and Citizen Advisorv Board

ln accordance with the provisions stated in NRS 278.210.2, the applicant is required to conduct
a neighborhood meeting prior to the Master Plan Amendment being scheduled for Planning
Commission. As of the time of this writing, there is not an active Citizen Advisory Board for the
Sun Valley planning area; therefore the proposed Master Plan Amendment and Regulatory
Zone Amendment were discussed at a neighborhood meeting that was organized by the
applicant's representative. The meeting was held at the offices of the Sun Valley General
lmprovement District on Tuesday, August 4,2015 from 6:00 p.m. to 8:00 p.m. Six citizens
attended that meeting which was noticed in accordance with the Washoe County Development
Code.
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Concerns expressed during the neighborhood meeting included: (1) if future development would
consist of low-income housing and how this would affect property values; (2) traffic on First
Avenue, pafticularly at Sun Valley Boulevard; (3) speeding on West First Avenue; (4) and the
total number of apartment units. The applicant's representative stated that the current owner
does not intend to build low-income housing, however, there are no laws that would prohibit
such development; that the intersection at Sun Valley Boulevard and W. First Avenue may be
evaluated at development; traffic calming on W. First Avenue may be an option; and the Sun
Valley Area Plan allows a maximum building height of two stories, which may reduce the
number of units on the subject parcel. The Neighborhood Meeting Notes are included with this
staff report as Attachment H.

Public Hearinq Notice

Notice for the Master Plan amendment has been given in accordance with the provisions of
Nevada Revised Statutes 278.260, as amended. Notice for Master Plan Amendments must be
given in accordance with the provisions of Nevada Revised Statutes 278.210, 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.

(a) Compliance with Noticinq Requirements. Owners of all real property to be
noticed are owners identified on the latest County Assessor's ownership maps
and records. Such notice is complied with when notice is sent to the last known
addresses of such real property owners as identified in the latest County
Assessor's records. Any person who attends the public hearing is considered to
be legally noticed unless those persons can provide evidence that they were not
notified according to the provisions of this Section 110.821.20.

Notice for this application: 93 property owners within 750 feet of the subject parcel were noticed
by U.S. Mail not less than 10 days before the scheduled Planning Commission meeting of
September 1, 2015. A legal ad was placed in the Reno Gazette Journal for August 21, 2015
publication.

Reviewino Aqencv Comments
The proposalwas submitted to the following agencies for review and comment.

o Washoe County Community Services Department
. Traffic
o Land Development
o Roads
o Building and Safety Division
. Parks and Open Space

o Washoe County Health District
o Environmental Health
o Air Quality
. Mosquito / Vector Control

. Truckee Meadows Fire Protection District

. Regional Transportation Commission

. Nevada Department of Transportation
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. Washoe County School District

. Sun Valley General lmprovement District
o City of Sparks
. City of Reno
o Truckee Meadows.Regional Planning

Comments were received from the following Reviewing Agencies, and they are included as
Attachment F to this report. There were no recommendations for denial.

o Washoe County Traffic Engineer
. Washoe County Health District
. Truckee Meadows Fire Protection District
. RegionalTransportationCommission
. Nevada Department of Transportation
. Washoe County School District
. Sun Valley General lmprovement District

Findinqs for Master Plan Amendment

Required findings for Master Plan amendments are found in Article 820 Amendment of Master
Ptan of the Washoe County Development Code and in Sun Valley Area Plan Policy SUN.13.1
under Goal Thirteen (a part of the Master Plan) . The findings in both Article 820 of the Washoe
County Development Code and the Sun Valley Area Plan are provided below with staff
comment.

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

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

2. Compatible Land Uses. The proposed amendment will not result in land uses
which are incompatible with (existing or planned) adjacent land uses, and will not
adversely impact the public health, safety or welfare.

Staff Comment: The proposed Master Plan Category of Urban Residential (UR) on the subject
sde r's compatible with the surrounding parcels that have a Master Plan Category of Suburban
Residentia/ (SR). The policy change to the Sun Valley Suburban Character Management Area
to allow Medium Density Urban Zoning is consisfent with suppofting more diverse housing and
growth in the Sun Valley Suburban Character Management Area.

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

Staff Comment: EDAWN has projected exceptional regional job gronrth in the Reno-Sparks
area between the years 2015 and 2019, and projects a great deal of grovvth for the entire
region. With home prices increasing due the growth of our region, more rental properties will be
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needed. This proposal supporfs grovvth in an area within the TMSA that has existing
infrastructure, is c/ose to schools, parks, and public transportation routes.

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: Adequate infrastructure and other facilities have been shown to be sufficient to
accommodate the proposed changes in the Master Plan. The Sun Valley General lmprovement
District (SVGID) is the service provider for water and sewer.

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

Staff Comment: The proposed amendment will allow for diverse housing opportunities in the
Suburban Character Management Area, which is a designated area for growth in the Sun Valley
planning area. The area has existing infrastructure and public transit.

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

Staff Comment: This finding is nof applicabte as there are no military installations within close
proximity to the subject property and therefore noticing a military installation is not required.

Sun Vallev Area Plan Policv 5UN.13.1 Findinqs

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

Staff Comment: The proposed amendment to Sun Valley Area Plan Policy SUN.7.3 to allow the
Medium Density Urban (MDU) Regulatory Zone in the Sun Valley Suburban Character
Management Area will preserve the Vision and Character Statement and will support the Sun
Valley Suburban Character Management Area as a designated area for growth.

8. The amendment conforms to all applicable policies of the Sun Valley Area Plan
and the Washoe County Master Plan.

Staff Comment: Upon approval of the amendmentto Policy SUN.7.3 of the Sun Valley Area
Plan, the Master Plan amendment to change the Master Plan Category from Suburban
Residentia/ (SR) to Urban Residential (UR) will conform to the policies of the Sun Valley Area
Plan and the Washoe County Master Plan.

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

Staff Comment: The Master Plan amendment will not conflict with the public's health, safety or
welfare. The surrounding neighborhood has existing community water and sewer infrastructure,
and the subject parcelis c/ose to RTC public transit lines.
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Findinqs for Requlatoru Zone Amendment

Required findings for Regulatory Zone Amendments are found in Article 821 Amendment of
Regutatory Zone of the Washoe County Development Code and in Sun Valley Area Plan Policy
SUN.13.1 under Goal Thirteen (a part of the Master Plan) . The findings in both Article 821 of
the Washoe County Development Code and the Sun Valley Area Plan are provided below with
staff comment.

1. Consistencv with Master Plan. The proposed amendment is in substantial compliance

with the policies and action programs of the Master Plan.

Staff Comment: The proposed regulatory zone amendmenf rs rn substantial compliance with the

Master Plan as approved.

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 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. The subjecf sfte is infill and is surrounded by development and existing

infrastructure.

3. Response to Chanqe 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.

Staff Comment: The proposed amendment is respons,ve to the increasing population grovvth in

the Truckee Meadows region.

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: There is a nearby RTC bus route, nearby parks, and existing sewer and water

infrastructure.

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.

Staff Comment: There are no adverse effects to the Washoe County Master Plan as amended.

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

for the orderly physical growth of the County and guides development of the County

based on the projected population growth with the least amount of natural resource

impairment and the efficient expenditure of funds for public services.
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Staff Comment: The proposed amendment supports the desired pattern of orderly physical
grovvth because it is in the SCMA, which r.s a designated area for growth and it will provide
residential zoning in an existing residential neighborhood.

Recommendation (for Master Plan Amendment Case No. MPA15-001 and for Regulatory Zone
Amendment Case No. RZA15-001)

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

(1) Adopt an amendment to Sun Valley Area Plan Policy SUN.1.3 to allow the Medium
Density Urban (MDU) Regulatory Zone (up to 21 dwelling units per acre) in the Sun
Valley Suburban Character Management Area. Possible action to approve a resolution
adopting an amendment to Sun Valley Area Plan Policy SUN.1.3;

(2) Adopt an amendment to the Sun Valley Master Plan Map, changing the Master Plan
Category from Suburban Residential (SR) to Urban Residential (UR) on the subject
parcel addressed as 5100 W. First Avenue, Sun Valley (APN: 085-820-31). Possible
action to approve a resolution adopting an amendment to the Sun Valley Master Plan
Map; and

(3) Subject to final approval of the associated master plan changes, approve an
amendment to the Sun Valley Regulatory Zone Map, changing the regulatory zone
designation from Public/Semi-Public Facilities (PSP) to Medium Density Urban (MDU)
on the subject parcel addressed as 5100 W. First Avenue, Sun Valley (APN: 085-820-
31). Possible action to approve a resolution adopting an amendment to the Sun Valley
Regulatory Zone Map.

(4) lf the resolutions adopting the Master Plan amendments and the resolution
recommending adoption of the Regulatory Zone Amendment are approved, direct
staff to fonvard 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.

(5) lt is further recommended that the Chair be authorized to sign Resolution Number 15-
on behalf of the Planning Commission

Possible Motion

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

(1) Adopt an amendment to Sun Valley Area Plan Policy SUN.1.3 to allow the Medium
Density Urban (MDU) Regulatory Zone (up to 21 dwelling units per acre) in the Sun
Valley Suburban Character Management Area. Possible action to approve a resolution
adopting an amendment to Sun Valley Area Plan Policy SUN.1.3;

(2) Adopt an amendment to the Sun Valley Master Plan Map, changing the Master Plan
Category from Suburban Residential (SR) to Urban Residential (UR) on the subject
parcel addressed as 5100 W. First Avenue, Sun Valley (APN: 085-820-31). Possible
action to approve a resolution adopting an amendment to the Sun Valley Master Plan
Map; and
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(3) Subject to final approval of the associated master plan changes, approve an
amendment to the Sun Valley Regulatory Zone Map, changing the regulatory zone
designation from Public/Semi-Public Facilities (PSP) to Medium Density Urban (MDU)
on the subject parcel addressed as 5100 W. First Avenue, Sun Valley (APN: 085-820-
31). Possible action to approve a resolution adopting an amendment to the Sun Valley
Regulatory Zone Map.

(4) lf the resolutions 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.

(5) lt is further recommended that the Chair be authorized to sign Resolution Number 15-
13 and Resolution Number 15-14 on behalf of the Planning Commission.

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

1. Consistencv with Master Plan. The proposed amendment is in subsfanft,a/ 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 Chanqe Conditions. The proposed amendmenf responds to changed
conditions or further sfudies that have occurred since the plan was adopted by the Board
of County Commissioners, and the requested amendment represents a more desirable
utilization of land.

4. Availabilitv of Facilities. There are or are planned to be adequate transpoftation,
recreation, utility, and other facilities to accommodate fhe 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 seruices.

Sun Vallev Area Plan Policv 5UN.13.1 Findinqs

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

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

8. The amendment will not conflict with the public's health, safety or welfare.
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Washoe Countv Development Code Section 110.821.15 (dt Requlatoru Zone Amendment
Findinqs

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

2. Compatible Land Uses. The proposed amendment will not result in land uses which
are incompatible with (existing or planned) adjacent land uses, and will not adversely
impact the public health, safety or welfare.

3. Response to Chanqe Conditions: 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 transportation,
recreation, utili$ and other facilities to accommodate the uses and densities
permifted 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 desrred
pattern for the orderly physical grov,rth 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 seruices.

Appeal Process

Planning Commission action will be effective 10 calendar days after the written decision is filed
with the Secretary to the Planning Commission, unless the action is appealed to the Washoe
County Board of County Commissioners, in which case the outcome of the appeal shall be
determined by the Washoe County Board of County Commissioners. Any appeal must be filed
in writing with the Planning and Development Division within 10 calendar days after the written
decision is filed with the Secretary to the Planning Commission.

xc: Applicant: Garret Leahey & Co., lnc., 9190 W. Olympic Blvd. Ste 150, Beverly Hills,
c490212

Property Owner: Washoe Ability Resource Center, Attn: Lavonne Brooks, 555 Reactor
Way, Reno, NV 89502

Consultant: Rubicon Design Group, LLC, 100 California Ave., Ste 202, Reno, NV
89509

Staff Report xc:

Action Order xc:
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING AMENDMENTS TO THE WASHOE COUNTY MASTER PLAN,
TO SUN VALLEY AREA PLAN POLICY SUN.1 .3 AND

TO SUN VALLEY AREA PLAN, MASTER PLAN MAP (MPA15-001),

AND RECOMMENDTNG lTS ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS

Resolution Number 15-14

Whereas, Master Plan Amendment Case Number MPA15-001 came before the Washoe
County Planning Commission for a duly noticed public hearing on September 1, 2015; and

Whereas, the Washoe County Planning Commission heard public comment and input from
both staff and the public regarding the proposed master plan amendments; and

Whereas, the Washoe County Planning Commission gave reasoned consideration to the
information it received regarding the proposed master plan amendments;

Whereas, the Washoe County Planning Commission has made the following findings
necessary to support adoption of the proposed Master Plan Amendment Case Number
MPA15-001, as set forth in NRS chapter 278 and Washoe County Code, Chapter 110
(Development Code), Article 820 and Sun Valley Area Plan Policy SUN.13.1:

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

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

2. Compatible Land tJses. 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 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 fhe uses and densities
permifted by the proposed Master Plan designation.

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

Sun Vallev Area Plan Policv SUN.13.1 Findinos

6. The amendment will further implement and preserve the Sun Valley Area Plan
Vision and Character Statement.

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

8. The amendment will not conflict with the public's health, safety or welfare.
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Planning Commission Resolution 15-14
Meeting Date: September 1 ,2015
Case Number: MPA15-001
Page: 2

Now, therefore, be it resolved that pursuant to NRS 278.210(3) that the (1) Washoe County
Planning Commission does hereby adopt the proposed Master Plan Amendment in Master
Plan Amendment Case Number MPA15-001, comprised of the maps, descriptive matter
and other matter intended to constitute the amendments 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. A certified copy of
this resolution shall be submitted to the Board of County Commission and any appropriate
reviewing agencies in accordance with NRS 278.220.

ADOPTED on September 1,2015

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

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

MPA|5-001/RZA15-001
ATTACHMENT A



RESOLUTION OF THE WASHOE COUNry PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER RZA15-OO1

AND THE AMENDED SUN VALLEY REGULATORY ZONE MAP

Resolution Number 15-15

Whereas Regulatory Zone Amendment Case Number RZA15-001, came before the Washoe County
Planning Commission for a duly noticed public hearing on September 1, 2015; and

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

Whereas the Washoe County Planning Commission has given reasoned consideration to the
information it has received regarding the proposed Regulatory Zone Amendment; 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 NRS Chapter 278 and Washoe
County Development Code, Article 821, Amendment of Regulatory Zonei

Whereas the proposed Regulatory Zone Amendment shall be adopted pending approval of the
proposed Master Plan Amendment (MPA15-001) by the Truckee Meadows Regional Planning
Commission; and

Whereas, pursuant to Washoe County Code Section 110.821.15(d), in making this recommendation,
the Washoe County Planning Commission flnds that this proposed Regulatory Zone Amendment:

1. ls in substantial compliance with the policies and action programs of the Master Plan
and the Regulatory Zone map;

2. Will provide for land use compatible with (existing or planned) adjacent land uses, and
will not adversely impact the public health, safety or welfare;

3. Responds to changed conditions or further studies that have occurred 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. Has adequate transportation, recreation, utility, and other facilities to accommodate the
uses and densities permitted by the proposed Regulatory Zone Amendment;

5. Will not adversely affect the implementation of the policies and action programs of the
Washoe County Master Plan,

6. Will promote the desired pattern for the orderly physical growth of the County and
guides development of the County based on the projected population grouuth with the
least amount of natural resource impairment and the efficient expenditure of funds for
public services; and

7. Will not affect the location, purpose and mission of a military installation.
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Planning Commission Resolution 15-15
Regulatory Zone Amendment
Case Number RZA15-001
(Garret Leahey & Company)

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby
recommend adoption of Regulatory Zone Amendment Case Number RZA15-001 and the amended
Sun Valley Regulatory Zone Map to the Washoe County Board of County Commissioners.

ADOPTED on September 1, 2015.

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Carl R. Webb, Jr., AICP, Secretary James Barnes, Chairman
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Attachment
MPA1 5-001

Existing text and proposed text amendment to Policy SUN.3.1 of the Sun Valley Area Plan, a
part of the Washoe County Master Plan:

Existing:

SUN.1.3 The following Regulatory Zones are permitted within the Sun Valley Suburban
Character Management Area:

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

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

c. Medium Densi$ Suburban (MDS - Three units per acre).

d. High Density Suburban (HDS - Seven units per acre).

e. Neighborhood CommercialiOtfice (NC).

f. General Commercial (GC).

g. lndustrial (l).

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

i. Parks and Recreation (PR).

j. General Rural(GR).

k. Open Space (OS).

Proposed:

SUN.1.3 The following Regulatory Zones are permitted within the Sun Valley Suburban
Character Management Area:

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

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

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

d. High Density Suburban (HDS - Seven units per acre).

e. Medium Density Urban (MDU - Twenty-one units per acre).

f. Neighborhood Commercial/Otfice(NC).

g. GeneralCommercial(GC).

h. lndustrial (l).

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

j. Parks and Recreation (PR).

k. General Rural(GR).

l. Open Space (OS).
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From:
Sent:
To:
Subiect:

Lawson, Clara

Monday, July 20, 2015 72:43 PM

Sannazzaro, Grace

RE: Traffic Study - Sun Valley Multi-Family Project

Per the report thelevel of service ot l't Ave ond Sun Volley Blvd is within County ond RTC

stondords. The existing queue length on Sun Volley Blvd will occommodote the
development. The increose troffic, just under 1400 ADT, will likely increase the existing
ADTon 7't Ave to obove 2,000. County stondord roodwoy section stotes thot residentiol
occess is not ollowed to streets on which 10 yr. design ADT exceeds 2000. Currently
there are 3lois that need to access !'r Ave, ond two other corner lots thot use l't Ave ot
their occess, but could conceivobly hove o drivewoy on o side street.

Other design issues to be considered with the lot development are the occess point,
concrete sidewolk along 1$ Ave, ond pedestrion occess to McGuffey of Lois Allen
Elementory and improvements to Slope Dr.

Clara Lawson, Washoe County

t'l art'srrlr (orya slro"'uo u rr g . r r s I I Z S -lZA -Z OOI

Cotrnect with us: Clvlail I J!-!Ur,-I I f,fr_el1g_\ | $:v'{..y.'.rgfocrrrurrt.v.us

MPA|5-001/RZA15-001
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('
WASHOE COUNT{,
HEALTH DISTRICT
ENH,ANCING GUALITY OF LIFE

August 4,2015

Grace Sannazzaro, Planner
Washoe County Community Seryices
Planning and Development Division
POBox11130
Reno, NV 89520-0027

RE: Master Plan Amendmentto MDU Multi-Family;APN 085-820-31
Master Plan Amendment; MPA15-001

Dear Ms. Sannazzaro:

The Washoe County Health District, Environmental Health Seruices Division (Division) Engineering
and Vector have reviewed the above referenced project. Approval by this Division is subjectto the
following conditions:

1. Any development on this site shall be served by Public Water and Sewer.
2. lf the development qualifies as a Subdivision per NRS 278.320, then a separate and specific

application for a Tentative Subdivision Map shall be made to Washoe County.
3. Development at this site shall incorporate Low lmpact Design principles for storm water

management. ln addition, this Division will require improved storm water conveyance system that
does not include above ground ditches.

If you have any questions regarding the foregoing, please call Chris Anderson a|328-2632 or Jim
Shaffer 7854599 regarding engineering or vector comments, respectively.

Sincerely,

Chris Anderson, P.E.
Registered Engineer
Land Development Program
Environmental Health Seruices

CA/JS:ca

Cc: File - Washoe County Health District

J.L. Shaffer
Program Coordinator/Planner
Vector-Borne Diseases Program
Environmental Health Services

ENVTRONMENTAL HEALTH SERVICES (ffi\
1001 East Ninth Street I P.O. Box I l 130 I Reno, Nevada 89520 \h /r/
775-328-2434 I Fax: 775-328-6176 I washoecounty.uslhealth
Serving Reno, Sparks and all ofWashoe County, Nevada I Washoe Counry is an Esual opportunlty Employer MPA\5'OO1/RZAfiffi&*,

aTTAt'ullfrtrf$T'.tr""
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August 3, 2015

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

Re: Master Plan Amendrnent Case No. MPA 15-001 (Garrett Leahey & Company. lnc.)

The Truckee Meadows Fire Protection District (TMFPD) will see a measurable impact as a result of this

development. As the residential units increase, allowing an increase in residents in the area, TMFPD will
see an increase in the number of calls for service within the Sun Valley area. This will impact our

responses, as we are already almost at capacity for calls for service, with the available staffing and

resources already at the Sun Valley station.

Please contact me with any questions at (775) 326-6005.

Regards,

Amy Ray

Fire Marshal

TRUCKEE MEADOWS FIRE PROTECTION DISTRICT
1001 E. Ninth St. Bldg D 2nd Floor . Reno, Nevada 89512 . PO Box 11130 . Reno, Nevada 89520

O.ffi cc 775.326.6000 F nr 775.326.6003

MPA|5-001/RZA15-001
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August 3,20t5

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

Re: Regulatory Zone Amendment Case No. MPA 15-001

The Truckee Meadows Fire Protection District (TMFPD) will see a measurable impact as a result of this

development. As the residential units increase, allowing an increase in residents in the area, TMFPD will
see an increase in the number of calls for service within the Sun Valley area. This will impact our

responses, as we are already almost at capacity for calls for service, with the available staffing and

resources already at the Sun Valley station.

Please contact me with any questions at (775) 325-5005.

Regards,

Amy Ray

Fire Marshal

TRUCKEE MEADOWS FIRE PROTECTION DISTRICT
1001 E. Ninth St. Bldg D 2nd Floor . Reno, Nevada 8951.2. PO Box 11130 . Reno, Nevada 89520

O.ffce 775.326.6000 F nx 775.326.6003

MPA|5-Qo1/R415-001
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REGIONAL TRANSPORTATION COMl,ltSSlON
ltulilic I ratsporlilltott Straals aud l.liglnuys lrlunilng

July 31, 2015 FR: ChronolPL 183-15

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

RE: MPA 15-001 (Garret Leahey & Company, lnc.)
RZA 15-001 (Garret Leahey & Company, lnc.)

Dear Grace,

The applicant is requesting a master plan amendment and a regulatory zone amendment on
approximately 9.9 acres of property located at 5100 W. First Avenue. The future plans for the property
are to construct an apartment complex containing approximately 207 units. This property is not located
on a regional road and the increase in dwelling units is included in the Regional Transportation
Commission's (RTC) travel demand model.

The RTC would like the opportunity to review the site plan for the apartment complex when it is available.
RTC ACCESS service will be provided to this location. RTC ACCESS is the paratransit service that
provides door-to-door, prescheduled transportation for people who meet the eligibility criteria of the
Americans with Disabilities Act (ADA). We want to ensure patron safety and easy vehicle access at the
project location. Please have the developer contact RTC Senior Transit Planner Tina Wu at
77 5-335-1 908 or twu@rtcwashoe. com.

Ihank you for the opportunity to comment on this project. lf you have any questions, please feel free to
contact me at 335.1918.

Sincerely,

OJtn^-
Debra Goodwin
Planning Administrator

DG/jm

Copies: Bill Whitney, Washoe County Community Services Department
Marchon Miller, Regional Transportation Cornmission
Tina Wu, Regional Transportation Commission
Doug Maloy, Regional Transportation Commission
Julie Masterpool, Regional Transportation Commission

396 S.un Valley Multifamrly doc

RTC Board: Neoma Jardon (Chair) ' Ron Smith (Vice Chair) . Bob Lucey . H;lary Schieve . Vaughn Hartung
PO Box 30002, Reno, NV 89520 2050 Vrllanova Dnve, Reno, NV 89502 . 775-3484400 . rtcwashoe.com 

M,AI S-OO1/RZAI O-OO1
ATTA?'JMtrNT tr



NDOT COMMENT RE MPA/RZA 15-OO1

From: Lyday, Anita R [mat!-to:alyday@dot.sta ]
Sent: Monday, July 20,20L510:39 AM

To: Emerson, Kathy
Subject RE: July Agency Review Memo II - Planning and Development

Kathy,

I do not have any comments at this time. Thank you

Arritri [.1,d11. PE. I'}'foE
L)istrict II LIrban l'ratilc litrgirteer
Carson Citl autl Washoe Cotutty
775-li j,1-iJ.120

ill\ da\,r r (lot.state.n\ .us

From : Emerson, Kathy [ma ilt o : K E merson @ w3shoecounty, gs]

Sent: Monday, July 20,201510:20 AM

To: Lyday, Anita R

Subject: July Agency Review Memo ll - Planning and Development

Good Morning,

Please find the attached Agency Review Memo with the case received this month by CSD,

Planning and Development.

You have been asked to review the below-listed application. ltem descriptions and a link to the
application are provided in the memo.

1. Master Plan Amendment 15-001 and Regulatory Zone Amendment 15'001
(Sun Valley Multi-Family)
Staff Representative: Grace Sannazzaro, qsan nazzaro@washoecountv. us

**Please see the attached cover letter**

Thank you,

Kathy

Kathy Emerson
Administrative Secretary Supervisor I Community Services Department

kemerson@washoecounty.us | 775-328-3734 | 1001 E. gth St., Reno, NV 89512

MPA|5-001/RZA15-001
ATTAI-'JMtrNT E
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Boerd ofTrusteesl Barbare Clark, President * Dave Aiazzi, Vice Presicieftt + Lisa Ruggerio, Clerk
Esiela Gutierrez * John lt{ayer r Barbara tlrclaury * Hotr'ard Rosenberg * Pedro tfartinez, Superlntendent

03 August 2015

Gtace Sannazzato, Seuior Plannev
\X/ashoe Counry Plaaaiirg & Developmeat Division
1001 E. Ninth Streer
Reno N\/ 89520

RE: \IPA/KZAI5-003 - Sut Vallel' 1r,{ulti-Farnilj,

Dear it{s Sartnazzeta..

Ihe Sun Vallev lt{,:iti-Faiaihr froiect s;iil [2r'g ari xnpact on $liC,SD ol]eratic]ils 'at tlie drree sc]ioois currentlv
assi.gnecl to sei\-e the subiect ploperrL, \trCsi) rrlcorpoiares Sr:\:(1r81 tei.ieiv cu'teira ir: or.clei ro proude
co1-:rpi:ehensive sclrool irnpact staec:n:ents rei{aldi1g such piniecm. (.}r:r rc*,iei;' inclucies. hut is ltot ijrrrired r{i;, 2r1i
circu.trrstar';ce or colrdi'dorr l!:at !-,1a,i' i:rLrpact sci'r.roi facrlirjes. nraartr'i:eiicc. opcfaEoils, :;ic-cial i)iog:"ir.!..
lralrsporratict't ?.fid steffirrg letels a: our sc.j:ooi sites arui silpiiorr facili'ccs.

Tiie Sun \iaLlev h4r*lti-Familr, P'rolc:ct is iocated vithui drr: atteld'*r1cc. t,oliil.darie.< fcr .6,]]en Flit'.in€'!tii.ri1, T.:ai:ret
h,fiddle. *nd Flug I'irpJr Scliccls, F,nrolir:re::t c(ftrnt-c r.ild ile-!i, smcient geiiera'ior! esti::nates for caci: sci-..:-,oi zr.i:c listed
beiour:

,dltren Elementan'FK-6
2tL4-20t5 Etroiknent at Corult Da5r ($splenaller \AMt = 6Lg

ts'asc Capaetqt: = 6.2.n

Postable Classroorrr Buildings ur Use = 2 $ c.la,ss,co,oins tcrtatr)

\ium,.l:er of new elernentart stu.dents anticipated b,ased ofi7:07 hffR uair:s = U

?r:lner h{ictdle ScL-roo I 6.3
2014.-2015 Enrc[ntenr ar C6-rutr pai: (Septenrber Zt]14) = ]55

Base Capaciw = 149
Ilomable Classroonn tsuildirrgs in Use = 7 (2 ctassrooms toral)

Nuntber of nern' nriddle school s'r"rrdents anticipaced based on 207 h,fFR u&its = I

I{ug l{igir Sciro,ol 9-12
20!4-ZALS Eru,ofunerrr at Count Dav (Seprember htl14) = fi95

Base Capacit-v = 1645

Fcrrtable Classroom Buildiags ia Use = 0
lrJurnber of new irigk sc.trrool srulderirc a.ndcipated based on207I\ffiR uirits = trO

Ilot'lr uUl.err Elenierrta* aiid Tru*et \{ictdle Schaols 'arc facng:*creasin,t enrolLtnerrr llressures as eachsch,:,oi 1s i.e{,
close uo Fali capaciq, - a*ri botii ir'ili escee,;i fu;rt cay.2gi1n q,itfu the acicilu,:iiai sfurierits arrticipate{ froir: t],re Stin
l'atlev ptciect. Ti'?riie l{ug Higir seil lias some roo111 fat addiratai students, it rnusi be r:roreci rhar tire figures ciied i

for tire 2014-2A15 sclir:ol yeat t'tll be upclated after the offi,ciai 2A15-2A16 srudent corilrE dav, wluch rvill rake place
on Seprembet 4, 2015. Irielirljoart estrnlates i.:ndicate tl'rat tfi.e Districr rvril expererrce eruollrrrent increases at filost
sclrools for dre upconri.ag schooi j'eat. r-'-hich flai; lrg substantial s ceta::t arcas af. bigh residenrial grorvrh.
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Each school has a base desigrr capaciq' that represents the aumber of shrdents that can be accornmodated ltr the
facility. Both Allen and Tlaner. utilize portable classroom buildingp, each of srldch has nvo classroorus. This
additiopal classroola space, howerret, requtes more toofn in computet labs, testrooms, multi-puryose roorns,

lrallu,a),s, pla-ygrounds and parking areas and pareot dlop-off zofles. While some over-capacity studeots can be
haadled bi' modi&ing lunch and recess schedules, dre urpact io the spaces-and functi.ons ]isted above becornes

increasingli, difficult to flanage as additional students ate added to tlie school population'

io tlre eveflt of an orrer- capacity sir,ration et &n\ -*chool, the prirnary optioa available to dre Distcict is to send such

shrdents to die flearest school(s) with available seats, v,,hicir would entail busing sucli sh.idenis to one or fnore
schools tirrouglrout the Dr-strict. \?CSD is apptoaching 100% capacity District-s,ide, rrrhiclr wiil rnalie arnailable

space all iLe more scatce as enrol]:nent contirrues to increase.

Should \T/ash<;e L'ounq, approve this proieci. \XICSD lec.ommei-rds ieclusion crf t]le follo'n'.'ir:g aclvisoq' statement to
ea-it tesideat of tire proposed aparimeot comple:l:

-A disclasurc shafi be made bV the deu"elopet tet each rcsident *tat ctudeftts in tkis tpartffieril cornplex n7av7

be asctg*ed to tlte fteatest school(s) w,ith areilabfe capacitv in the evettt tl:rat the zoned sehocls citfinot
a ccotitrfi ocia. ce ari ditiona I stud ents.

The Disurcl hope.* riris anairrsis is .:se.i-,il to drc $['asiioe l-.rrun\' iilanrrr:ig i,otnrr:issir:rr and rlre \X/aslioe Cr-,utttir

Cor:::i:is-.ii;rr !-o riixkiti6: a decisicin ril:iout the Srin \/aJlev L4.i!u-!iamili' prr:iecr '['hei:.li vclri for tlie clppomrnit' ro
co1'nn1efit.

Srrtccrch.
l-r--> ,

ilh,fr^*
hdilie Eostes
Scl:ooiFlaniter
\:Ult,- !:-rUfrfr:glx,, r I i )r:14c r J rq:U::ll!1.:ir-c::
t41t-r1 t-)ici Iireir?ra li,ra,-i

Rr:r:t \ili 81t521

7:5 ?8r.381i|

cc: L)ete l.,rcttart; CI-,::s C'ob[: ioe Gal>ica; Tatru Z"1;;1rne'tmajl Raird-u L1a::lei,; j.jndsat- -Andersori

U:i: 5D .rftiCc ;; i mro il!:it sti,rhziistrcs.
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From:
Sent:
To:

Subject:

lon Combs <jcombs@svgid.com>

Thursday, June 25, 2015 10:17 AM
Sannazzaro, Grace

RE: 085-820-31 5100 W First Ave

Grace,

Good morning parcel #AP 085-820-31 is within the SVGID boundary and will be the service
provider for public water and waste water. Any additional water rights required for the
development shall be dedicated to SVGID. Sun Valley G,LD. does not require a feasibility
study, that an analysis of the project and its potential impacts at the development stage are
sufficient. At the permit review, SVGID will require a hydraulic model analysis relative to
municipal water and sewer. If there are adverse impacts, the applicant will be required to
work with the SVGID on infrastructure improvements. If you have any other questions or
concerns please call me or Darrin Price.

Thank you,
Jon Combs
SVGID, Field Supervisor
5000 Sun Valley Blvd.,
Sun Valley. tlv 89433
Plr (775) 673-2220 F-x t775) 673^7708
y4ywsygrd.conl

MPA|5-001/RZA15-001
ATTA?\J''EAIT tr



TRAFFIC IMPACT STUDY
FOR

Sun Valley

Multi-Family Project

June 26,2015

PREPARED FOR:

Rubicon Design Group, LLC

100 California Avenue, Suite 202

Reno, NV 89509

PREPARED BY:

TherrHc

ffiW:1L'31'lA

TRAFTIC'WORKS, LLC
6170 Ridgeview Court, Suite B. Reno. NV 89511

775.322.4300
wrvw.Traffi c-Works.com
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Traffic lmpact Study

Sun Valley Multi-Family Project

June 26,2015

YOUR QUESTIONS ANSWERED QUICKLY

Why did you perform this study?

This Traffic lmpact Study evaluates the potential traffic impacts associated with a masterplan

amendment and rezoning for the Sun Valley Multi-Family Project. This study of potential traffic

impacts was undertaken for planning purposes and to assist in determining what traffic controls

or mitigations may be needed to reduce potential impacts, if any.

What does the project consist of?

The proposed project consists of 2LO apartment units within a l-0 acre parcel (21 units per acre).

The project site is currently zoned for Public/Semi-public facility (PSP). Some of the land uses that

are allowed under current zoning include day care centers, government office complexes,

medical/hospital services, community centers, and group homes.

How much traffic willthe project generate?

The project is anticipated to generate L,397 total daily trips, 107 total AM peak hour trips (21

inbound and 86 outbound), and L30total PM peak hourtrips (85 inbound and 45 outbound).

The proposed project would generate a considerably lower number of trips compared to many

of the PSP zone allowed land uses. For example, compared to a government office complex, the

proposed apartments are anticipated to generate approximately 60% lower daily trips, 85% lower

AM peak hour trips, and77% lower PM peak hour trips.

Are there any traffic impacts?

The Sun Valley Boulevard/l-st Avenue intersection operates at acceptable level of service

conditions even with the addition of the project traffic. There are no project impacts that require

mitigation.

The project will contribute Regional Road lmpact Fees (RRIF) to address traffic volume increases

throughout the roadway network.

TharrEc
w#*y Page 1 of9
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Traffic lmpact Study

Sun Valley Multi-Family Project

June 26, 2015

1. Study Area

2. Existing Traffic Volumes

3. Trip Assignment

4. Plus Project Traffic Volumes

LIST OF FIGURES

LIST OF APPENDICES

A. Existing Conditions LOS Calculations

B. Trip Generation Calculations

C. Plus Project LOS Calculations

TheprEc
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Traffic lmpact Study

Sun Valley Multi-Family Project

June 26, 2015

INTRODUCTION

This report presents the findings of a Traffic lmpact Study completed to assess the potential

traffic impacts associated with masterplan amendment and rezoning for the Sun Valley Multi-

Family Project. This traffic impact study has been prepared to document existing traffic

conditions, quantify traffic volumes generated by the proposed project, identify potential

impacts, document findings, and make recommendations to mitigate impacts, if any are found.

The project site is currently entitled with Public/Semi-public facility (PSP) zoning. Some of the

land uses that are allowed under the PSP zoning include day care centers, government office

complexes, medica/hospital services, community centers, and group homes. The proposed

project involves a regulatory zone amendment to rezone the project site to Medium Density

Urban (MDU) zone. The proposed project consists of 2L0 standard apartment units.

Study Areo and Evoluoted Scenorios

The project site is located on the northeast corner of the L't Avenue/McGuffey Road intersection.

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

intersection was analyzed:

o Sun Valley Boulevard/L't Avenue

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

periods of time in which peak traffic is anticipated to occur. The evaluated development scenarios

are:

o Existing Conditions (no project)

o Plus Project Conditions

Analysis Methodology

Level of service (LOS) is a term commonly used by transportation practitioners to measure and

describe the operational characteristics of intersections, roadway segments, and other facilities.

This term equates seconds of delay per vehicle at intersections to letter grades "A" through "F"

with "A" representing optimum conditions and "F' representing breakdown or over capacity

flows.

The complete methodology is established in the Highway Capacity Manual (HCM), 2010,

published by the Transportation Research Board. Table 1 presents the delay thresholds for each

level of service grade at un-signalized and signalized intersections.

TharrEc
Page 3 of9
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Traffic lmpact Study

Sun Valley Multi-Family Project

June 26, 2015

Level of service calculations were performed for the study intersection using the Synchro 8

software package with analysis and results reported in accordance with the 2010 HCM

methodology.

Table 1: Level of Service Definition for lntersections

Level of
Service

Brief Description
Un-signalized
lntersections

(average delay/vehicle
in secondsl

Signalized
lntersections

(average delay/vehicle
in seconds)

A Free flow conditions. <10 <10

B Stable conditions with some

affect from other vehicles.

10 to 15 10 to 20

c Stable conditions with
significant affect from other
vehicles.

15 to 25 20 to 35

D High density traffic conditions
stillwith stable flow.

25 to 35 35 to 55

E At or near capacitv flows. 35 to 50 55 to 80

F Over caoacitv conditions. >50 >80
Source: Highway Capacity Manual (2010), Chapters 16 and 17

Level of Service Policv

The 2035 RegionalTransportation Plan (2035 RTP) establishes level of service criteria for regional

roadway facilities in Washoe County, the City of Reno, and City of Sparks. The current Level of

Service policy is:

o "All regional roadway facilities projected to carry less than 27,OOO ADT at the latest RTP

horizon - LOS D or better."

o "All regional roadway facilities projected to carry 27,000 ADT or more at the latest RTP

horizon - LOS E or better."

o "All intersections shall be designed to provide a level of service consistent with

maintaining the policy level of service of the intersecting roadways".

The ADT on Sun Valley Boulevard is less than 27,000 vehicles per day through the planning

horizon. Applying these standards, LOS "D" is the level of service criteria for this project.

TharrEc
Page 4 of9
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Traffic lmpact Study

Sun Valley Multi-Family Project

June 26,2015

EXISTI NG TRANSPORTATION FACI LITI ES

Roadwoy Facilities

A brief description of the key roadways in the study area is provided below.

Sun Valley Boulevord is a five-lane roadway with two travel lanes in each direction and a center

turn lane that runs generally in the north-south direction. Sun Valley Boulevard in the study area

is classified as a "Medium Access Control Arterial" in the 2035 RTP. The posted speed limit is 45

miles per hour (mph).

l't Avenue is a two-lane collector roadway with a posted speed limit of 25 mph.

The Sun Valley Boulevard/lst Avenue intersection is a four legged intersection with a signal

control. The side streets operate with "split" signal phasing.

Alternate Trovel Modes

There are currently sidewalks present continuously on the

north side of the 1st Avenue, discontinuously on the south

side of the 1st Avenue, and discontinuously on the west side

of Sun Valley Boulevard. There are no sidewalks present on

the east side of the Sun Valley Boulevard. There are no

dedicated bike lanes in the study area.
S$nVallsrPar*

The Regional Transportation Commission (RTC) operates

public transit service (Route 5) on Sun Valley Boulevard as

shown Exhibit 1. Route 5 is within an easy walkable distance

from the project site. The bus stop for northbound travel is

located on northbound Sun Valley Boulevard 60 feet north of
the Sun Valley Boulevard/1st Avenue intersection. The bus

Sun Valley

stop for southbound travel is located on southbound Sun Valley

feet south of the 5un Valley Boulevard/1st Avenue intersection.

Exhibit 1. RTC Transit Route 5

Boulevard approximately 300

EXISTING CONDITTONS

Exi sti n g T roffi c Vo I u m e s

Existing traffic volumes were obtained for the weekday AM and PM peak hours from a recent

corridor study entitled "Sun Valley Boulevard Corridor Study'' dated February 2015. The existing

peak hour intersection traffic volumes and lane configurations are shown on Figure 2, attached.

Tharrlc
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Traffic lmpact Study

Sun Valley Multi-Family Project

June 26, 2015

Existing lntersection Level of Service

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

configurations, and traffic controls. The results are presented in Table 2 and the calculation

sheets are provided in Appendix A, attached.

As shown in Table 2, the study intersection currently operates at acceptable level of service

conditions.

Table 2: Existing Conditions lntersection Level of Service Summary

lntersection Control
Existing AM Existing PM

ros Delay LOS Delay

Sun Valley Blvd./lst Ave. Signal B L4.2 B 15.2

PROJ ECT G EN ERATED TRAFFIC

Project Description

The project is located on the northeast corner of the l't Avenue/McGuffey Road intersection. The

project location and the study intersection are shown in Figure 1.

The project site is currently approved for Public/Semi-public facility (PSP) zoning. Some of the

land uses that are allowed under current zoning include day care centers, government office

complexes, medical/hospital services, community centers, and group homes. The proposed

action is an amendment to rezone the project site to Medium Density Urban (MDU). The

proposed project consists of ZtO standard apartment units.

Trip Generotion

Trip generation rates for the proposed project were obtained from the Trip Generation Monual,

8th Edition, published by the lnstitute of Transportation Engineers. Table 3 provides the Daily,

AM Peak Hour, and PM Peak Hour trip generation calculations for the proposed project. Detailed

calculations are provided in Appendix B.

Table 3: Daily Trip Generation Estimates

ITE Land Use (#)
Size

(Units)
Daily

AM Peak Hour PM Peak Hour

Total ln Out Total ln Out

Apartments
(220)

210 L,397 L07 2t 86 130 85 45

TOTAT t,397 LO7 27 86 130 85 45

TharrEc
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Traffic lmpact Study

Sun Valley Multi-Family Project

June 26, 2015

As shown in Table 3, the proposed project is anticipated to generate 1,397 total daily trips, L07

total AM peak hour trips (21 inbound and 86 outbound), and 130 total PM peak hour trips (85

inbound and 45 outbound).

For comparison purposes, Table 4 presents trip rates for a variety of land uses that are allowed

under the current zoning (PSP).

Table 4: Trip Generation Comparison

Land Use
land Use Size

'Soft/unitsl*
lndependent Trlo Rate Total Trios

Code Variable Dailv AM Peak PM Peak Dailv AM Peak PM Peal

Vtedical-Dental Office 720 130,000 KSF 36.13 2.3 3.46 4697 299 450

3ovt. Office Complex 733 130,000 KSF 27.92 2.2! 2.85 3630 287 371

US Post Office 732 130,m0 KSF 28.32 2.O7 2.84 3682 261 359

)av Care Center 555 130,000 KSF 79.26 t2.26 12.46 10304 1594 1620

\rulti Purpose Recreation Facilitv 435 130,000 KSF NA NA 3.58 NA NA 465

lecreation CommuniW Center 495 130,000 KSF NA 1.52 1.45 NA zlt 189

qpartments 220 210 Units 5.55 0.51 0.62 7397 to7 130

* 10 acres at 0.3 FAR = 130,000 square feet

Trip generation rates for the proposed land use (apartments) are considerably lower than any of

the PSP zone land uses shown above. For example, compared to a Bovernment office complex,

the proposed project is anticipated to generate approximately 60% fewer daily trips, 85% fewer

AM peak hour trips, and 77% fewer PM peak hour trips. Any combination of these PSP allowed

land uses would generate a higher number of trips than the proposed apartments. A mix of

various PSP allowed land uses would generate anywhere between 3,500 and 10,000 daily trips,

between 210 and L,500 AM peak hour trips, and between L90 and 1,600 PM peak hour trips.

Comparatively, the proposed apartments generate only L,397 dailytrips, 107 AM peak hourtrips,

and 130 PM peak hourtrips (85 inbound and 45 outbound).

Trip Distribution ond Assignment

Traffic generated by the project was distributed to the road network based on the location of the
project, major activity centers, and roadway connections. The following trip distribution

percentages were used for distributing the project traffic:

o 75% to/from the south via Sun Valley Boulevard

c 25%to/from the north via Sun Valley Boulevard

Project generated trips were assigned to the adjacent roadway system based on the distribution

outlined above. The project trip assignment is shown on Figure 3, attached.

TnarrEc
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Traffic lmpact StudY

Sun Valley Multi-FamilY Project

June 26,2015

EXISTING PLUS PROJECT CONDITIONS

Trolfic Volumes

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

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

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

as exist today.

lntersection Level of Service Anolysis

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

calculation sheets are provided in Appendix C, attached.

Table 5: Plus Proiect lntersection Level of Service Summary

lntersection Control
Existing AM Existing PM

LOS Delay ros Delay

Sun Valley Blvd./lst Ave. Signal c 22.5 B L9.5

As shown in Tabte 5, the Sun Valley Boulevard/1st Avenue intersection operates at acceptable

level of service conditions even with the addition of the project traffic.

The Sun Valley Boulevard Corridor Study includes long-range improvements at the Sun Valley

Boulevard/L't Avenue intersection. The corridor study recommends realigning the east leg of 1-'t

Avenue to eliminate the offset between the eastbound and westbound approaches. With the

side street approaches properly aligned, the signal phasing for side streets can be optimized, by

eliminating the split phasing, to improve traffic operations. With elimination of the split phasing,

the study intersection is anticipated to operate at LOS "B" and allthe individual approaches are

anticipated to operate at LOS "D" or better during the peak hours. lt should be noted that even

without these improvements, the study intersection is anticipated to operate at acceptable LOS

conditions.

Queue Length Analysis

A queue length analysis was performed for the northbound left-turn movement at the Sun Valley

Boulevard/1st Avenue intersection. 95th percentile and 50th percentile queue lengths were

estimated for the northbound left-turn movement. The 50th percentile queue is the maximum

back of queue on a typical cycle and the 95th percentile queue is the maximum back of queue at

95th percentile traffic volumes. The projected queue lengths were calculated using Synchro 8.0

software. The queue lengths are shown in Table 5.

TherrEc
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Traffic lmpact Study
Sun Valley Multi-Family Project

June 26, 2015

Approach/Movement Available Storage
95th% Queue (ft) SOth% Queue (ftl

AM Peak PM Peak AM Peak PM Peak

Northbound Left 160 ft 19 64 8 34

Table 5: Plus Project 95th and 50th Percentile Queue Lengths

As shown in Table 6, the existing northbound left-turn pocket has adequate length to serve the
project.

CONCLUSIONS & RECOMMENDATIONS

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

Proposed Project

The project is located on the northeast corner of the L't Avenue/McGuffey Road intersection. The

project consists of 2lO apartment units over a L0 acre parcel (21 units per acre). The project is

anticipated to generate L,397 total daily trips, 107 total AM peak hour trips (21 inbound and 86

outbound), and L30 total PM peak hour trips (85 inbound and 45 outbound).

Existing Level of Seruice

The Sun Valley Boulevard/Lst Avenue intersection currently operates at LOS "B" during both the
AM and PM peak hours.

Plus Project Level of Seruice

The study intersection will operate at acceptable level of service conditions during both the AM

and PM peak hours with the addition of the project traffic.

Queue Length

The plus project 95th percentile queue at the northbound left-turn movement is anticipated to
be 64 feet during the PM peak hour. The northbound left-turn lane has a storage space of 160

feet which can accommodate the anticipated queue during both the AM and PM peak hours.

Mitigotion Meosures

No mitigation measures are proposed at this time as the study intersection operates at
acceptable LOS conditions even with the addition of the project traffic. The project's contribution
of Regional Road lmpact Fees will mitigate the minor project effects on the overall roadway
network.
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HCM 2010 Signalized lntersection Summary
3: Sun Valley Blvd/Sun Valey Blvd & W 1st Ave/E 1st Ave 6t29t2015

i.--+\ { .-\a t t Lt I
EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Volume (veh/tr)

Number

lnitial Q (Qb), veh

Ped-Bike Adj(A_pbT)

Parking Bus, Adj

Adj Sat Flow, veh/h/ln

Adj Flow Rate, veh/h

Adj No. of Lanes

Peak Hour Factor

Percent Heavy Veh, %

Cap, veh/h

Anive 0n Green

Sat Flow, veh/h

1.00 1,00 1.00

1.00 1.00 1.00 1.00 1,00

1863 1863 1900 1900 1863

21 2 20 128 18

11001
0.84 0.84 0.84 0.87 0.87

22222
65 5 53 166 23

0.04 0.04 0.04 0.11 0.11

1774 146 1459 1541 217

\ +T, I +t'
2 20 400 20 5 1420 83

1416165212
0000000

1.00 1.00 1 .00 1.00 1.00

1.00 1.00 1.00 1.00 1,00 1,00 1.00

1900 1863 1863 1900 1863 1863 1900

2 25 494 25 5 1560 91

0120120
0.87 0.81 0.81 0.81 0.91 0,91 0.91

2222222
3 226 2306 116 632 2234 130

0.11 0.02 0.67 0.67 0.01 0,66 0.66

24 1774 3429 173 1774 3400 197

18 2 17 111 16

381874
00000

Grp Volume(v), veh/h 21 0 22 148

Grp Sat Flow(s),veh/hfln 1774 0 1605 1781

Q Serve(g_s), s 1.0 0,0 1.2 7.3
Cycle Q Clea(g_c), s 1 .0 0.0 1.2 7 .3

Prop ln Lane 1,00 0,91 0.86
Lane Grp Cap(c), vehft 65

V/C Ratio(X)

Avail Cap(c_a), veh/h

HCM Platoon Ratio

Upstream Filte(l)
Uniform Delay (d), s/veh 42.3

lncr Delay (d2), s/veh 2.8

lnitial Q Delay(d3),s/veh 0.0

%ileBack0fQ(-26165%),veh/ln 0.6

LnGrp Delay(d),s/veh 45.1

LnGrp LOS DDD

0 25 255 264 5 808 843

0 1774 1770 1832 1774 1770 1828

0.0 0,4 5,0 5,0 0.1 26,0 26.4

0.0 0.4 5,0 5.0 0.1 26,0 26.4

0.01 1.00 0.09 1.00 0,11

0.32

99

1.00

1.00

0

0

0.0

0.0

0

0.00

0

1.00

0,00

0.0

0.0

0.0

0.0

0.0

0

0.00

0

1.00

0.00

0.0

0,0

0.0

0.0

0.0

59 192

0.37 0.77

89 534

1.00 1.00

1.00 1.00

42.3 39.1

3.9 6.4

0,0 0.0

0.6 3,9

46.3 45.4

0 226 1190 1232 632 1163 1201

0,00 0,11 0.21 0.21 0,01 0.70 0.70

0 268 1190 1232 701 1163 1201

1 .00 1 .00 1 .00 1.00 1 .00 1 .00 1.00

0.00 1 .00 1 .00 't .00 1.00 1.00 1 .00

0.0 9.0 5.6 5.6 5.2 9.7 9.8

0.0 0.2 0.4 0,4 0,0 3.4 3.4

0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.2 2.5 2.6 0.0 13,7 14.3

0.0 9.2 6,0 6.0 5.2 13.2 13.3

AAAABB
1 656

13.2

B

43 148 5M
45.7 45.4 6.2

DDA
12-345678

Approach Vol, veh/h

Approach Delay, s/veh

Approach LOS

lrmer

Assigned Phs 8

7.3

4.0

5.0

3.2

0.0

456
13.7 4.5 64.5

4.0 4.0 4.0

27.0 4.0 38,0

9.3 2.1 7.0

0.7 0.0 19.9

2

63.1

4.0

38.0

28.4

8.0

Phs Duration (G+Y+RC), s 5.9

Change Period (Y+Rc), s 4.0
Max Green Setting (Gmax), s 4.0

Max Q Clear Time (g c+ll), s 2,4
Green Ext Time (p_c), s 0.0

l{g6q{qn Summary

HCM 2010 Ctrl Delay

HCM 2O1O LOS
14.2

B

Sun Valley Multi-Family Existing

Timing Plan:AM Peak
Synchro7-Ligh[ Report

Page'l
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HCM 2010 Signalized lntersection Summary
3: Sun Valley Blvd/Sun Valey Blvd & W 1st Ave/E 1st Ave 612912015

i --+\ t ts\a t t L
EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL

lr
SBT SBR

Lane Configurations

Volume (veh/h)

Number

lnitialQ (Qb), veh

Ped-Bike Adj(A-pbT)

Parking Bus, Adj

Adj Sat Flow, veh/h/ln

Adj Flow Rate, veh/tr

Adj No. ofLanes
Peak Hour Factor

Percent Heavy Veh, %

Cap, veh/h

Anive On Green

I
65

3

0

1,00

1,00

1 863

77

1

0.84

2

79

0.04

1774

718588
81874
0000

1.00 1.00

\+r'\
16 70 1425 90 I
1416165
00000

1.00 1.00 1.00 1.00

+r,743 68

212
00

1,00

Sat Flow, veh/h

1,00 1.00 1.00 1,00

1863 1900 1900 1863

821679
1001

0.84 0.84 0.87 0.87

2222
20 53 90 12

0.04 0.04 0.07 0.07

456 1196 1242 167

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

1900 1863 1863 1900 1863 1863 1900

18 86 1759 111 1 816 75

0120120
0.87 0.81 0.81 0.81 0.91 0.91 0.91

2222222
24 494 2380 149 174 2181 200

0,07 0.04 0.70 0.70 0.00 0.67 0.67

334 1774 3383 212 1774 3278 301

Grp Volume(v), veh/h 77

Grp Sat Flow(s),veh/h/ln 1774

29940
1652 1742 0

1.5 4.8 0.0

1,5 4.8 0.0

0.72 0.71

73 126 0

0,40 0.75 0.00

73 523 0

1.00 1.00 1.00

1.00 1.00 0.00

41.8 41.0 0.0

3.4 8.5 0.0

0.0 0.0 0.0

0.8 2.6 0,0

45.2 49.5 0,0

DD

Q Serve(g-s), s

Cycle Q Clea(g_c), s

Prop ln Lane

Lane Grp Cap(c), veh/h

V/C Ratio(X)

Avail Cap(c_a), veh/h

HCM Platoon Ratio

Upstream Filte(l)

lncr Delay (d2), s/veh

lnitial Q Delay(d3),s/veh

LnGrp Delay(d),s/veh

LnGrp LOS

Uniform Delay (d), s/veh 43.0

3.9

3.9

1.00

79

0.98

79

1.00

1,00

0

0

0,0

0,0

0

0.00

0

1.00

0.00

0.0

0,0

0.0

0,0

0,0

0 86 912 958 1 440 451

0 1774 1770 1825 1774 1770 1810

0.0 1.3 28.4 29.4 0,0 10.0 10.0

0.0 1.3 28.4 29.4 0.0 10.0 10.0

0.1 I 'l .00 012 1.00 0.17

%ileBackOfQ(-26165%),veh/ln 3.9

0 494 1245 1284 174 1177 1204

0.00 0.17 0.73 0,75 0.01 0.37 0.37

0 549 1245 1284 250 1177 1204

1 .00 1 .00 1.00 1 .00 1 .00 1 .00 1 .00

0.00 1 .00 1 ,00 1 ,00 1 ,00 1.00 1 .00

0.0 4.5 8.2 8.3 8.8 6.7 6.7

0.0 0.2 3.8 4.0 0,0 0.9 0.9

0.0 0.0 0.0 0.0 0.0 0.0 0,0

0.0 0.6 15.0 16.0 0.0 5.1 5.2

0.0 4.6 12.0 12.3 8.8 7.6 7.6

ABBAAA

93.2

0.0

1 36,1

F

Approach Vol, veh/h

Approach Delay, s/veh

Approach LOS

Timer

't06

111.3

F

2

1 956

11.8

B

78

892

7.6

A

94

49.5

D

3456
Assigned Phs 1

Phs Duration (G+Y+Rc), s 7,0

Change Period (Y+Rc), s 3.5

Max Green Setting (Gmax), s 6.3

Max Q Clear Time (g_c+ll), s 3.3

Green Ext Time (p_c), s 0.0

lntersection Summary

2

64,5

4.6

36.6

12.0

21.1

8

8.0

4.0

4.0

5.9

0.0

456
10.5 3.6 67.9

4.0 3,5 4.6

27.0 4.0 38,9

6.8 2.0 31.4

0.4 0.0 7.0

HCM 2010 Ctrl Delay

HCM 2O1O LOS

15.2

B

Sun Valley Multi-Family Existing

Timing Plan: PM Peak

SynchroT-Light Report
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Trip Generation Calculations
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HCM 2010 Signalized !ntersection Summary
3: Sun Valley Blvd/Sun Valey Blvd & W 1st Ave/E 1st Ave 6t29t2015

-r --+

EBL EBT WBL WBT WBR

tr
NBT NBR

\
EBR

t {- \\ Lt t
SBL SBT SBR

Lane Configurations \
Volume (veh/h) 39

Number 3

lnitial Q (Qb), veh 0

Ped-Bike Adj(A-pbT) 1,00

Parking Bus, Adj

Adj Sat Flow, veh/hfln

Adj Flow Rate, vehftt

Adj No. of Lanes

Peak Hour Factor

Percent Heavy Veh, %

Cap, veh/tr

Prop In Lane

Lane Grp Cap(c), veh/lrt

V/C Ratio(X)

Avail Cap(c_a), veh/tr

HCM Platoon Ratio

Upstream Filte(l)

1.00

82 111

187
00

1.00 1.00

0.98 0.86

99 0 88 192
0.47 0.00 1.13 0.77

99 0 88 534

1.00 1.00 1.00 1.00

1.00 0.00 1.00 1.00

+t
400

6

0

+
16
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August 7,20Ls

Summary of Master Plan Amendment meeting - Sun Valley Multi-Family Proiect

ln accordance with the Nevada Revised Statutes and Washoe County Development Code, a

neighborhood meeting was held to present details on a proposed Sun Valley multi-family
Master Plan Amendment request. The meeting was held at the Sun Valley General

lmprovement District office on August 4,2075 at 5:00 pm.A notice of the meeting was mailed

to affected property owners. The noticing area was established through input from Washoe

County Planning staff and followed the legal requirements contained in State law.

The agenda for the meeting was to provide a review of and discuss the Master Plan

Amendment being sought on 9.9+ acres of land within the Sun Valley Area Plan. The

amendment seeks to change the designation from Suburban Residential (SR) to Urban

Residential (UR). The property is located on the north side of 1't Avenue, two blocks west of
Sun Valley Blvd, east of Lois Allen Elementary School (Assessor's Parcel # 085-820-31).

The presentation included: an exhibit graphically depicting the existing and proposed master
plan designations for the project site and the surrounding area; an exhibit graphically depicting

the existing and proposed zoning designations for the project site and the surrounding area;

an exhibit showing an aerial view of the site and surrounding area; a discussion of the planned

use of the site following the master plan amendment and zone change; a discussion of
potential uses of the site under the present master plan and following the amendmen! and a

discussion of likely impacts due to the master plan amendment (traffic impacts, building height

and intensity, lighting, pedestrian improvements, street upgrades, etc.).

The meeting was attended by 6 people. A copy of the sign-in sheet and the exhibits are

included with this summary. Attendees were given printed copies of all materials. Three

attendees owned property near the project site but did not reside there. Two attendees lived

near the project site. One person lived several miles away but had a general interest in area

issues.

The primary question raised by the public was whether the intent was to build low-income
housing. The response provided by Rubicon Design Group is that the owner does not intend to
build low-income housing. This is based on the owne/s review of low-income housing and the

conclusion that such a project would be uneconomical. ln otherwords, the expected returns
from such a project would not justifiT the development costs. This concern from the public was

based on their belief that a low-income housing project would reduce their property value.

Rubicon Design Group felt obligated to point out that there was nothing in the master plan

that would prohibit the development of low-income housing in the area and that it was

theoretically possible for a future owner to pursue such a project.

The second-most prominent question was about traffic on 1't Street and particularly at the Sun

Valley Blvd intersection. The attitude of residents appeared to be that 1't Street can handle

100 California Avenue, Suite 202 - Reno, Nevada 89509

l77sl425-4800
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additional traffic however there are existing issues that need to be addressed. The traffic light

at t't and Sun Valley Blvd offers very limited timing for left turns (heading north onto Sun

Valley Blvd). This condition probably reflects the low traffic flows from l't Street. Rubicon

Design Group agreed that any new project that generates additional left-turning traffic at this

intersection should review the signaltiming. lt was also stated by the public that drivers speed

on 1't Street. Rubicon Design Group agreed this could be an unsafe situation and would detract
from any future project in the area. Rubicon indicated that we would welcome discussions

with the County that might identify traffic control measures such as a stop sign, speed bumps,

etc. that may reduce speeding.

One member of the public questioned whether any project would impact water pressure at
existing houses. Rubicon Design Group stated that any project would require a review by the
water provider to verify that pressures would be acceptable. lf any water pressure deficiencies

were identified, the developer of the new project would be required to mitigate (i.e. install a

pressure-booster pump).

The final question concerned the total number of apartment units that will be constructed at

the site. Rubicon Design Group presented the calculation that the 9.9 acre site, if it's rezoned

at a maximum of 2L units per acre, could theoretically accommodate2OT units. However, the
public recognized, and Rubicon aBrees, that development constraints are likely to reduce this
number. Sun Valley allows a maximum of two stories and this alone may prevent the
construction of the theoretical maximum. The site slopes atTO% which also can contribute to
reduced density. Rubicon pointed out that the review process for the amendment will focus on
the theoretical maximum buildout.

100 California Avenue, Suite 202 - Reno, Itlevada 89509
(77s1 42s-4800
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Attachment C

RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING AMENDMENTS TO THE WASHOE COUNTY MASTER PLAN,
TO SUN VALLEY AREA PLAN POLICY SUN.I.3 AND

TO SUN VALLEY AREA PLAN, MASTER PLAN MAp (MpA15-001),
AND RECOMMENDING ITS ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS

Resolution Number 15-14

Whereas, Master Plan Amendment Case Number MPA15-001 came before the Washoe
Gounty Planning Commission for a duly noticed public hearing on September 1, 2015: and

Whereas, the Washoe County Planning Commission heard public comment and input from
both staff and the public regarding the proposed master plan amendments; and

Whereas. the Washoe County Planning Commission gave reasoned consideration to the
information it received regarding the proposed master plan amendments;

Whereas, the Washoe County Planning Commission has made the following findings
necessary to support adoption of the proposed Master Plan Amendment Case Number
MPA15-001, as set forth in NRS chapter 278 and Washoe County Code, Chapter 110
(Development Code), Article 820 and Sun Valley Area Plan Policy SUN.13.1:

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

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

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

3. Response to Chanqe Conditions. The proposed amendment 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 transportation,
recreation, utility, and other facilities to accommadate fhe uses and densities
permiffed by the proposed Master Plan designation.

5. Desired Pattern of Growth. The proposed amendment will promote the desired
. pattern for the orderly physical grovvth of the County and guides development of the

County based on the projected population grovvth with the least amount of natural
resource impairment and the efficient expenditure of funds for public services.

Sun Vallev Area Plan Policv SUN.13.1 Findinqs

6. The amendment will further implement and preserve the Sun Valley Area Plan
Vision and Character Statement.

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

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



Planning Commission Resolution 15-14
Meeting Date: September 1,2015
Case Number: MPA15'001
Page: 2

Now, therefore, be it resolved that pursuant to NRS 278.210(3) that the (1) Washoe County
Planning Commission does hereby adopt the proposed Master Plan Amendment in Master
Plan Amendment Case Number MPA15-001, comprised of the maps, descriptive matter
and other matter intended to constitute the amendments as submitted at pubtic 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. A certified copy of
this resolution shall be submifted to the Board of County Commission and any appropriate
reviewing agencies in accordance with NRS 278.220.

ADOPTED on September 1,2015

WASHOE COUNTY PLANNING COMMISSION

ATTEST:



RESOLUTION OF THE WASHOE GOUNTY PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORYZONE AMENDMENT GASE NUMBER RZA15-{IO1
AND THE AMENDED SUN VALLEY REGULATORY ZONE MAP

Resolution Number 15-15

Whereas Regulatory Zone Amendment Case Number RZA15-001, came before the Washoe County
Planning Commission for a duly noticed public hearing on September 1, 2015; and

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

Whereas the Washoe County Planning Commission has given reasoned consideration to the
information it has received regarding the proposed Regulatory Zone Amendment; 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 NRS Chapter 278 and Washoe
County Development Code, Article 821, Amendment of Regulatory Zone;

Whereas the proposed Regulatory Zone Amendment shall be adopted pending approval of the
proposed Master Plan Amendment (MPA15-001) by the Truckee Meadows Regional Planning
Commission; and

Whereas, pursuant to Washoe County Code Section 110.821.15(d), in making this recommendation,
the Washoe County Planning Commission finds that this proposed Regulatory Zone Amendment:

1. ls in substantial compliance with the policies and action programs of the Master Plan
and the Regulatory Zone map;

2. Will provide for land use compatible with (existing or planned) adjacent land uses, and
will not adversely impact the public health, safety or welfare;

3. Responds to changed conditions or further studies that have occurred 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. Has adequate transportation, recreation, utility, and other facilities to accommodate the
uses and densities permitted by the proposed Regulatory Zone Amendment;

5. Will not,adversely affect the implementation of the policies and action programs of the
Washoe County Master Plan,

6. 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

7. Will not affect the location, purpose and mission of a military installation.



Planning Commission Resolution 15-15
Regulatory Zone Amendment
Case Number RZA15-001
(Garret Leahey & Company)

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby
recomrnend adoption of Regulatory Zone Amendment Case Number RZA15-001 and the amended
Sun Valley Regulatory Zone Map to the Washoe County Board of County Commissioners.

ADOPTED on September 1, 2015.

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Carl R. Webb, Jr.,
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