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MASTER PLAN AMENDMENT CASE NUMBER: WMPA18-0007 (Upland Estates) and 
REGULATORY ZONE AMENDMENT CASE NUMBER: WRZA18-0007 (Upland Estates) 

BRIEF SUMMARY OF REQUEST: Master Plan Amendment request to change Master Plan 
Designation from “Commercial” to “Suburban Residential” and Regulatory Zone Amendment 
request to change the Regulatory Zone from “Neighborhood Commercial” and “Open Space” to 
“Medium Density Suburban” on three parcels of land, totaling approximately 46.3 acres. 

STAFF PLANNERS: 
Name: Roger Pelham, Senior Planner Name: Chris Bronczyk, Planner 
Phone Number: 775.328.3622 Phone Number: 775.328.3612 
E-mail: rpelham@washoecounty.us E-mail: cbronczyk@washoecounty.us

CASE DESCRIPTIONS 

Master Plan Amendment Case Number WMPA18-0007 (Upland 
Estates) and Regulatory Zone Amendment Case Number 
WRZA18-0007 (Upland Estates) – For possible action, hearing, 
and discussion: 
(1) To approve a Master Plan Amendment from the

“Commercial” (C) to the “Suburban Residential” (SR) master
plan designations on three parcels of land, totaling
approximately 46.3 acres, and, if approved, authorize the
chair to sign a resolution to this effect; and

(2) Subject to final approval of the associated Master Plan
change and a finding of conformance with the 2012 Truckee
Meadows Regional Plan, to approve a Regulatory Zone
Amendment from the “Neighborhood Commercial” (NC) and
“Open Space” (OS) regulatory zones to the “Medium Density
Suburban” (MDS) (3 Dwelling units per acre) regulatory zone
on three parcels of land, totaling approximately 46.3 acres,
and, if approved, authorize the chair to sign a resolution to
this effect.

Applicant / Property Owner: Spanish Springs Associates 
Location: On both the east and west sides of Neighborhood Way, 

approximately 1500 feet north of the roundabout intersection with 
Eagle Canyon Drive 

Assessor’s Parcel Numbers: 532-031-16, 532-032-03 & 532-032-05
Parcel Sizes: ±11.214, ±11.08 and ±20.75 (Total ±43.044)
Existing Master Plan Category: Commercial (C) and Open Space (OS)
Proposed Master Plan Category Suburban Residential (SR)
Existing Regulatory Zone: Neighborhood Commercial (NC) & Open Space (OS)
Proposed Regulatory Zone: Medium Density Suburban
Area Plan: Spanish Springs
Citizen Advisory Board: Spanish Springs CAB
Development Code: Authorized in Article 820, Amendment of Master Plan; Article

821, Amendment of Regulatory Zone
Commission District: 4 – Commissioner Hartung
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STAFF RECOMMENDATION 

APPROVE APPROVE WITH MODIFICATIONS DENY 

POSSIBLE MOTIONS 

Master Plan Amendment: 

I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Planning Commission deny Master 
Plan Amendment Case Number WMPA18-0007 being unable to make the required findings in 
accordance with Washoe County Code Section 110.820.15(d) and the required findings of the Spanish 
Springs Area Plan, Policy SS.17.1 (a-c). 

And; 

Regulatory Zone Amendment: 

I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Planning Commission deny 
Regulatory Zone Amendment Case Number WRZA18-0007 being unable to make all of the required 
findings in accordance with Washoe County Code Section 110.821.15 and the required findings of the 
Spanish Springs Area Plan, Policy SS.17.2 (a-i). 
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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 Building, then Planning Documents  (Master Plan, Regulatory Zone) 
- or it may be obtained at the front desk of the Washoe County Planning and Building 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.   

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

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

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

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

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

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

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

Volume Three of the Master Plan houses Specific Plans, Joint Plans and Community Plans that 
have been adopted by the Washoe County Board of County Commissioners.  These plans 
provide specific guiding principles for various districts throughout unincorporated Washoe 
County. 

Requests to amend the Master Plan may affect text and/or maps within one of the six Elements, 
one of the 13 Area Plans, or one of the Specific Plans, Joint Plans or Community Plans.  Master 
Plan Amendments require a change to the Master Plan and are processed in accordance with 
Washoe County Chapter 110 (Development Code), Article 820, Amendment of Master Plan. 
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When making a recommendation to the Washoe County Board of County Commissioners to 
adopt a Master Plan amendment, the Planning Commission must make at least three of the five 
findings as set forth in Washoe County Code (WCC) Section 110.820.15(d).  If a military 
installation is required to be noticed, then an additional finding of fact pursuant to WCC Section 
110.820.15(d)(6) is required.  If there are findings relating to Master Plan amendments 
contained in the Area Plan in which the subject property is located, then the Planning 
Commission must also make all of those findings.  A recommendation to adopt the Master Plan 
amendment requires an affirmative vote of at least 2/3’s of the Planning Commission’s total 
membership. 

Explanation and Processing of a Regulatory Zone Amendment 
The following explains a Regulatory Zone Amendment, including its purpose and the review and 
evaluation process involved for an application with such a request.   The analysis of the subject 
proposal can be found beginning on page 6 of this report. 

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

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

Evaluation of the proposed Regulatory Zone Amendment involves review for compliance with 
countywide policies found in Volume One of the Washoe County Master Plan and applicable 
area plan policies found in Volume Two of the Washoe County Master Plan. If the subject 
parcel(s) is within a Specific Plan, Joint Plan or Community Plan found in Volume Three of the 
Master Plan, then supplemental review shall be required to ensure compliance with the 
applicable plan.  Additionally, the analysis includes review of the proposed amendment against 
the findings found in Article 821 of the Washoe County Development Code and any findings as 
set forth in the appropriate Area Plan. 

Requests to change a regulatory zone affecting a parcel of land or a portion of a parcel are 
processed under Article 821, Amendment of Regulatory Zone, of the Washoe County 
Development Code.  Rezoning or reclassification of a lot or parcel from one Regulatory Zone to 
another requires action by both the Planning Commission and the Board of County 
Commissioners.   

The Planning Commission may 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. 
The basic request is to change 3 parcels totaling approximately 43 acres from the Commercial 
to the Suburban Residential land use category. 
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Existing and Proposed Master Plan and Regulatory Zone Maps 

 

 
  

WMPA18-0007 & WRZA18-0007 
UPLAND ESTATES



Washoe County Planning Commission  Staff Report Date: 1/10/2019 

     
 

Master Plan Amendment Case Number WMPA18-0007 
Regulatory Zone Amendment Case Number WRZA18-0007 

Page 7 of 21 

Background 
The subject properties (APN: 532-031-16 – 11.21 Acres; APN: 532-032-05 – 20.75 Acres; and 
APN: 532-032-16 – 11.08 Acres) are located within the Spanish Springs Area Plan, and total 
43.04 acres in size. This request seeks to amend the subject properties Master Plan Category 
from Commercial (C) to Suburban Residential (SR). The request also seeks to change the 
properties Regulatory Zone from Neighborhood Commercial (NC) and Open Space (OS) to the 
Medium Density Suburban (MDS) regulatory zone. The parcels are currently vacant.  

Compatibility: 

The surrounding area is comprised of Residential, Commercial, and a large conveyance system 
(channel) for the Spanish Springs Flood Plain Detention Facility; this ditch runs adjacent to two 
of the subject parcels. The surrounding area is well developed currently. 

North: To the North of the property is a Medium Density Suburban subdivision (Eagle 
Canyon Ranch). 

South: To the south of these parcels is Eagle Canyon Park, commercial developed 
parcels, and vacant Neighborhood Commercial regulatory zone parcels. Across Eagle 
Canyon Drive, is vacant General Rural (GR) regulatory zone parcels, and a large 
Medium Density Suburban subdivision (North Springs Estates). 

West: To the West of parcels 532-032-05 and 532-032-16 are additional commercial 
developments and Neighborhood Commercial regulatory zoned vacant land. To the 
West of 532-031-16 are Eagle Canon Park and a Washoe County School (Shaw 
Middle School). 

East: To the East of the parcels is a flood drainage channel, neighborhood commercial 
centers, and a large residential subdivision (Pyramid Ranch Estates). 

Compatible Land Uses 

In determining compatibility with surrounding land uses, staff reviewed the Land Use 
Compatibility Matrix with the proposed Regulatory Zone. The compatibility matrix is found in the 
Land Use and Transportation Element in Volume One of the Washoe County Master Plan. The 
compatibility between the proposed and existing adjacent regulatory zones is captured in the 
following tables.   
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Overall Compatibility Rating of Proposed Regulatory Zone with 
Existing Regulatory Zones on Adjacent Parcels  

Proposed 
Regulatory 

Zone 

Existing 
Adjacent Regulatory Zone 

 
Compatibility 

Rating Existing 
(NC) 

 
Compatibility 

Rating Proposed 
(MDS) 

Medium 
Density 

Suburban 
(MDS) 

 

Neighborhood Commercial 
(NC) High Low 

Medium Density Suburban Low High 
Open Space (OS) High High 

Parks and Recreation (PR) High High 
Public and Semi-Public 

Facilities (PSP) High Medium 

High Compatibility:   Little or no screening or buffering necessary. 

Medium Compatibility:   Some screening and buffering necessary. 

Low Compatibility:   Significant screening and buffering necessary 

 

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

Proposed 
Regulatory 

Zone 

Existing 
Adjacent Regulatory Zone 

 
Compatibility 

Rating Existing 
(NC) 

Compatibility 
Rating Proposed 

(MDS) 

APN:  
532-031-16 

Medium 
Density 

Suburban 
(MDS) 

Neighborhood Commercial 
(NC) 

 
High 

 
Low 

Medium Density Suburban Low High 
Parks and Recreation (PR) High High 

Public and Semi-Public 
Facilities (PSP) High Medium 
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Compatibility Rating of Proposed Regulatory Zone with 
Existing Regulatory Zones on Adjacent Parcels  

Proposed 
Regulatory 

Zone 

Existing 
Adjacent Regulatory Zone 

 
Compatibility 

Rating Existing 
(NC) 

 
Compatibility 

Rating Proposed 
(MDS) 

APN:  
532-032-05 

Medium 
Density 

Suburban 
(MDS) 

Neighborhood Commercial 
(NC) High Low 

Medium Density Suburban Low High 

Open Space (OS) High High 

 

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

Proposed 
Regulatory 

Zone 

Existing 
Adjacent Regulatory Zone 

 
Compatibility 

Rating Existing 
(NC) 

 
Compatibility 

Rating Proposed 
(MDS) 

APN:  
532-032-16 

Medium 
Density 

Suburban 
(MDS) 

Neighborhood Commercial 
(NC) High Low 

Open Space (OS) High High 

 

The tables above demonstrate that the changes proposed by the applicant will result in greater 
compatibility in some cases and lesser in others, overall the result is similar to the existing 
condition, with perhaps a slight decrease overall.  

Reviewing agencies have expressed certain concerns related to traffic, adding additional 
residences without additional law enforcement or EMS resources; and the City of Sparks has 
outlined issues related to sewer capacity. Those concerns are addressed in greater detail 
below. 

EMS Impacts: Washoe County Health District, Emergency Medical Services (EMS) Oversight 
Program believes the proposed project will impact EMS responses to the area, particularly 
during peak hours. EMS stated that the addition of 129 dwellings may increase the use of the 
healthcare system in the region. REMSA is the primary ambulance service in the area and have 
a Franchise response requirement for life-threatening calls at 8 minutes, 59 seconds for 90 
percent of calls.  The closest hospital is Renown Regional Medical Center which is 
approximately 12 miles away from the parcel should individuals require service.  

Traffic: There were concerns raised at the Citizen Advisory Board meeting on this item including 
that the addition of residential land use in this location would increase traffic at peak times due 
to the two nearby schools, in comparison to commercial which spreads traffic out throughout the 
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day. While it is unclear whether the proposed changes will provide a net gain or net decrease in 
overall traffic counts, additional impact during peak hours is likely. 

The City of Sparks has provided staff with written comments outlining a number of concerns and 
requests for clarification.  The letter was dated October 25, 2018 and was submitted to the 
applicant on November 7, 2018. On January 3rd, staff reached out, to the applicant to request a 
response to the issues outlined in the letter from the City of Sparks, the applicant’s response is 
included at Attachment C to this report.  

The City of Sparks expressed concerns related to the intensity of the use and how it will impact 
Washoe County’s sewer allocation; the request also includes the requirement of outlining the 
calculations of the treatment of sewage that will be required for this development. The City of 
Sparks has also requested that the applicant outline how policies 3.5.1 and 3.5.2 of the Truckee 
Meadows Regional Plan (TMRP) are being complied with. Those policies are provided below. 

 
Information submitted by the applicant indicates that the existing improvements, having been 
constructed with neighborhood commercial development exceeds the requirements of that area 
being developed at a residential density of three dwellings to the acre. 

Staff recognizes that development of the subject site at a residential density of three dwellings 
to the acre could result in impacts on traffic patterns and volume in this area, however the 
intensity of residential versus commercial property may be significant on sewer capacity as well 
and the concerns presented by the City of Sparks must be addressed before a positive 
recommendation can be made. 

The Spanish Springs Area Plan intends for this location to be a commercial to provide services 
to the surrounding residents. If the proposed MPA and RZA are approved the loss of 
commercial is significant, in that it may be unlikely that the County will be able to increase 
commercial land uses in the future, as this may be in conflict with the Truckee Meadows 
Regional Plan.  Future growth surrounding the area is residential. This could indicate additional 
required commercial in the future. 

WMPA18-0007 & WRZA18-0007 
UPLAND ESTATES



Washoe County Planning Commission  Staff Report Date: 1/10/2019 

     
 

Master Plan Amendment Case Number WMPA18-0007 
Regulatory Zone Amendment Case Number WRZA18-0007 

Page 11 of 21 

The 2012 Truckee Meadows Regional Plan includes Policy 1.3.3 which reads, “To conform with 
the Regional Plan, in unincorporated areas within the TMSA, local master plans may allow 
commercial uses of appropriate scale to serve the local community and not the greater region. 
The appropriate scale of commercial development shall be based on a market analysis 
illustrating a local-serving trade area submitted with master plan amendments proposing 
commercial areas.” Thus, only local serving commercial development is appropriate, the subject 
site consists of appropriate commercial land use that would allow local-serving uses. 

Washoe County Parks noted an existing trail easement in the northwest corner of APN 532-031-
16 which provides access from Neighborhood Way to the regional trail system, Eagle Canyon 
Park and Shaw Middle School. Pedestrian access should be provided at time of development. 
Parks also noted well-defined social trails crossing APN 532-032-05. 

Washoe County Master Plan 
There are some elements of the Washoe County Master Plan, Land Use and Transportation 
Element that are relevant to the evaluation of this amendment request: 

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

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: The proposed residential land use is adjacent to commercial land uses on the 
south east, south west, and western portions of the parcels.  

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: Both the Washoe County Sheriff and Emergency Medical Services agencies 
indicated that the proposed change in land use may have an adverse impact on the quality and 
level of service for existing residents.  

LUT.14.4 Trails shall be interconnected and provide for pedestrian, equestrian, bicycle, and 
motorized uses, where each use is warranted. Incompatible uses shall be appropriately 
separated 

Staff Comment: Parks called out two locations for continuing connectivity to the regional trail 
network. Compliance will be required when actual development is proposed. 

LUT.27.1 Promote and encourage inter-jurisdictional partnerships. 

Staff Comment: The City of Sparks has provided input and requested additional information 
from the applicant. The applicant’s response was provided to the City. 

LUT.28.1 Continue participation with cities in joint and cooperative planning areas. 

Staff Comment: The City of Sparks provided input and requested additional information from the 
applicant. “City Staff does not currently support the proposed regulatory amendments…” 
(Attachment B) The applicant’s response has been provided to the City of Sparks. 

Spanish Springs Area Plan Maintenance 
Goal Seventeen:  Amendments to the Spanish Springs Area Plan will be for the purpose of 
further implementing the Vision and Character Statement, or to respond to new or changing 
circumstances.  Amendments must conform to the Spanish Springs Vision and Character 
Statement.  Amendments will be reviewed against a set of criteria and thresholds that are 
measures of the impact on, or progress toward, the Vision and Character Statement. 
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Policies 
SS.17.1 In order for the Washoe County Planning Commission to recommend the approval of 
ANY amendment to the Spanish Springs Area Plan, the following findings must be made: 

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

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

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

Staff evaluation of each policy follows:

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

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

Staff Comment:  The applicant provided a study, dated January 7, 2019, indicating their 
evaluation that the proposed change would result in a decrease in both sewer and stormwater 
discharge from the subject site. The study indicates that the Truckee Meadows Water Authority 
will provide municipal water service. The applicant infers that no additional infrastructure will be 
required. 

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

Staff Comment:  The applicant supplied a study indicating that the overall traffic volume created 
may be reduced if the proposed changes are approved, and the roadways studied will not fall 
below the adopted level of service (LOS). However, concerns were raised at the Citizen 
Advisory Board meeting regarding traffic being increased during the peak hours in the morning 
and afternoon when traffic volume is highest due to the proximity to two schools. 

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

Staff Comment:  The potential increase in residential units will not exceed Washoe County’s 
policy growth level for the Spanish Springs Area Plan, as established in Policy SS.1.2. 

e. If the proposed intensification will result in a drop below the established policy level of
service for transportation (as established by the Regional Transportation Commission and
Washoe County) within the Spanish Springs Hydrographic Basin, the necessary improvements
required to maintain the established level of service are scheduled in either the Washoe County
Capital Improvements Program or Regional Transportation Improvement Program within three
years of approval of the intensification.  For impacts to regional roads, this finding may be
waived by the Washoe County Planning Commission upon written request from the Regional
Transportation Commission.
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Staff Comment:  The applicant supplied a study indicating that the overall traffic volume created 
may be reduced if the proposed changes are approved. However, concerns were raised at the 
Citizen Advisory Board meeting regarding traffic being increased during the peak hours in the 
morning and afternoon when traffic volume is highest due to the proximity to two schools. 

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

Staff Comment:  Roadways are not currently operating below adopted levels of service. 

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

Staff Comment:  The potential increase in residential units will not exceed Washoe County’s 
policy growth level for the Spanish Springs Area Plan, as established in Policy SS.1.2. 

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

Staff Comment:  The Washoe County School District provided a letter indicating that the District, 
“will be prepared to provide student generation factors upon tentative map phase.” 

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

Staff Comment:  There is no known Special Use that will experience undue hardship in the 
ability to continue to comply with the conditions of the special use permit or otherwise to 
continue operation of its permitted activities, if the requested changes are approved. 

SS.17.3 For proposals to establish or intensify commercial land uses, a market analysis has 
been conducted that clearly establishes a community serving trade area, provides convincing 
evidence of a need to increase the inventory of community-serving commercial land use 
opportunities, and demonstrates no negative impact on the qualitative jobs/housing balance in 
the Spanish Springs planning area (i.e. the relationship between anticipated employment 
types/wages and housing costs). 

Staff Comment:  The proposed changes do not seek to establish or intensify commercial land 
uses. 

SS.17.4 For any amendment that proposes to alter the Spanish Springs Vision or Character 
Statement, the Department of Community Development has conducted a series of community 
visioning workshops with the Spanish Springs Citizen Advisory Board (CAB), and the results of 
that process, including any CAB and staff recommendations, have been included and discussed 
in the staff analysis of the proposed amendment. 
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Staff Comment:  The proposed changes do not seek to alter the Spanish Springs Vision or 
Character Statement. 

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

Staff Comment:  The proposed changes do not seek to expand the Suburban Character 
Management Area into the Rural Character Management Area. 

Citizen Advisory Board (CAB) and Neighborhood Meeting 
The Spanish Springs Citizen Advisory Board considered the Master Plan and Regulatory Zone 
amendment requests at their regular meeting on November 7, 2018. Ken Theiss moved to 
recommend denial due to the proposed density. Joe Healy seconded the recommendation for 
denial. Motion passed 4 to 1. Matt Lee opposed recommendation for denial. 

Concerns expressed at that meeting include increased traffic, increased residential density and 
use of the area now for dirt bikes and off-highway vehicles. The draft minutes of that meeting 
are included at Attachment D to this report.  

The applicant held a Neighborhood Meeting at Spanish Springs Elementary School on October 
25, 2018. Notices were sent out to a radius of 750 feet. Three people attended. Concerns 
regarding traffic and uses were discussed. A summary, prepared by the applicant is included at 
Attachment E to this report, along with the notices sent, sign-in sheet and a list of property 
owners who were noticed. 

Staff Comment on Required Master Plan Amendment Findings 
WCC Section 110.820.15(d) requires the Planning Commission to make at least three of the six 
findings of fact to recommend approval of the amendments to the Washoe County Board of 
County Commissioners.  Spanish Springs Area Plan Policy 17.1 requires three additional 
findings to be made. The following findings and staff comments on each finding are presented 
for the Planning Commission’s consideration: 

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

Staff Comment:  The proposed amendment is neither supported by, nor prohibited by 
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. 

Staff Comment:  The proposed amendment would result in a slight overall decrease in 
compatibility of existing and planned land uses. The overall decrease in compatibility of 
existing and planned land uses may adversely impact the public health, safety or 
welfare. 

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

Staff Comment:  The proposed amendment does not respond to further studies that 
have occurred since the plan was adopted by the Board of County Commissioners. The 
requested amendment does not necessarily represent a more desirable utilization of 
land. The change is more desirable to the applicant, who indicates that the market for 
commercial land in the area is less than the demand for residential land. 

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

Staff Comment:  Roads, sewer and water systems are in place at this time and were 
designed with the intensity of Neighborhood Commercial uses on the subject site. The 
applicant has provided an analysis indicating an overall decrease in demand upon such 
services. As noted, there may be some disagreement as to the effect of the proposed 
changes, particularly upon the road system during peak hours of pick-up and drop-off at 
the two nearby schools. 

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

Staff Comment:  The pattern of growth proposed is, overall, not desirable. The Spanish 
Springs Area Plan intends for this location to be a commercial to provide services to the 
surrounding residents. If the proposed MPA and RZA are approved the loss of 
commercial is significant, in that it is unlikely that the County will be able to increase 
commercial land uses in the future, as this may be in conflict with the Truckee Meadows 
Regional Plan. 

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

Staff Comment:  There is no military installation within the required noticing distance, 
therefore, this finding need not be made and should not be included in any motion made 
by the Planning Commission. 

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

7. The amendment will further implement and preserve the Vision and Character Statement 
[of the Spanish Springs Area Plan]. 

Staff Comment:  The Character Statement of the Spanish Springs Area Plan includes 
the following, “Over the next 20 years, the community will provide a range of 
employment opportunities and a more limited, but still mixed, range of residential 
opportunities.” And, “The suburban core, together with the transition zone, will be known 
as the Suburban Character Management Area (SCMA). This area will contain all 
commercial land use designations and residential densities greater than one unit per ten 
acres. The Suburban Character Management Area will be the designated growth area in 
the Spanish Springs Valley. Non-residential uses in the SCMA will maintain a link to the 
scenic, rural, western and agricultural character of the Spanish Springs planning area by 
developing a built environment that respects this heritage and seeks to preserve it 

WMPA18-0007 & WRZA18-0007 
UPLAND ESTATES



Washoe County Planning Commission  Staff Report Date: 1/10/2019 

     
 

Master Plan Amendment Case Number WMPA18-0007 
Regulatory Zone Amendment Case Number WRZA18-0007 

Page 16 of 21 

whenever possible. Future commercial land use designations will be aimed at providing 
services and employment opportunities to the local community and not the greater 
region.”  

The proposed reduction in Commercial land use does not implement and preserve the 
ability to, “provide a range of employment opportunities” nor does it help to provide, 
“services and employment opportunities to the local community.” 

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

Staff Comment:  The proposed changes are not expressly contrary to any Spanish 
Springs Are Plan policy. The Washoe County Master Plan, Land Use and Transportation 
Element includes policy 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.” Both the Washoe County Sheriff and Emergency Medical 
Services agencies indicated that the proposed change in land use may have an adverse 
impact the quality and level of service for existing residents. 

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

Staff Comment:  Both the Washoe County Sheriff and Emergency Medical Services 
agencies indicated that the proposed change in land use may have an adverse impact 
the quality and level of service for existing residents. 

Staff Comment on Required Regulatory Zone Amendment Findings 
WCC Section 110.821.15 of Article 821, Amendment of Regulatory Zone, requires that all of the 
following findings be made to the satisfaction of the Washoe County Planning Commission 
before recommending adoption to the Board of County Commissioners.  Staff has completed an 
analysis of the Regulatory Zone Amendment application and has determined that the proposal 
is in compliance with the required findings as follows. 

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

Staff Comment: If the Planning Commission approves the associated Master Plan 
Amendment, this finding can be made. If the Planning Commission denies the 
associated Master Plan Amendment, the proposed change would not be in compliance 
with the Master Plan.  

2. 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. 

Staff Comment: The changes to the land uses as proposed would result in a slight 
decrease in compatibility with the surrounding uses. 

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

Staff Comment: The proposed amendment does not respond to further studies that have 
occurred since the plan was adopted by the Board of County Commissioners. The 
requested amendment does not necessarily represent a more desirable utilization of 
land. The change is more desirable to the applicant, who indicates that the market for 
commercial land in the area is less than the demand for residential land. 
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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. 

Staff Comment: If the Planning Commission approves the associated Master Plan 
Amendment, this finding can be made.  

5. The proposed amendment will not adversely affect the implementation of the policies 
and action programs of the Washoe County Master Plan. 

 Staff Comment: Washoe County Master Plan, Land Use and Transportation Element 
includes policy 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.” Both the Washoe County Sheriff and Emergency Medical Services 
agencies indicated that the proposed change in land use may have an adverse impact 
the quality and level of service for existing residents. 

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

Staff Comment: The pattern of growth proposed is, overall, not desirable. The Spanish 
Springs Area Plan intends for this location to be a commercial to provide services to the 
surrounding residents. If the proposed MPA and RZA are approved the loss of 
commercial is significant, in that it is unlikely that the County will be able to increase 
commercial land uses in the future, as this may be in conflict with the Truckee Meadows 
Regional Plan. 

7. The proposed amendment will not affect the location, purpose and mission of the military 
installation. 

Staff Comment: There is no military installation within the required noticing distance. 

Public Notice 
Notice for Master Plan Amendments must be given in accordance with the provisions of Nevada 
Revised Statutes 278.210(1), as amended and WCC Section 110.820.23.  Notice was provided 
in a newspaper of general circulation within Washoe County at least 10 days before the public 
hearing date.  A legal advertisement was placed with the Reno Gazette Journal for January 25, 
2019.  Notices were sent to the owners of 243 parcels of land at a distance of 750 feet from the 
subject site. 
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Master Plan Amendment Recommendation 
It is recommended that the Washoe County Planning Commission deny Master Plan 
Amendment Case Number WMPA18-0007 being unable to make the required findings in 
accordance with Washoe County Code Section 110.820.15(d) and the required findings of the 
Spanish Springs Area Plan, Policy ss.17.1 (a-c).  The following motion is provided for your 
consideration. 

Master Plan Amendment Motion 
I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
deny Master Plan Amendment Case Number WMPA18-0007 being unable to make the required 
findings in accordance with Washoe County Code Section 110.820.15(d): 

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

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

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

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

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

Findings Required By the Spanish Springs Area Plan: 

6. The amendment will further implement and preserve the Vision and Character Statement 
[of the Spanish Springs Area Plan]. 

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

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

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

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

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

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

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

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

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

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

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

 

Regulatory Zone Amendment Recommendation 
It is recommended that the Washoe County Planning Commission deny Regulatory Zone 
Amendment Case Number WRZA18-0007 being unable to make all of the required findings in 
accordance with Washoe County Code Section 110.821.15. 

Regulatory Zone Amendment Motion 
I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
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deny Regulatory Zone Amendment Case Number WRZA18-0007 being unable to make all of 
the required findings in accordance with Washoe County Code Section 110.821.15.  

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

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

4. 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 amendment will not adversely affect the implementation of the policies
and action programs of the Washoe County Master Plan.

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

7. The proposed amendment will not affect the location, purpose and mission of the military
installation.

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

Applicant / Property Owner: Spanish Springs Associates, LP, 550 W. Plumb Lane, Suite 
B, Reno, NV 89509 

Consultant: Wood Rodgers, Attn: Stacie Huggins, 1361 Corporate Blvd., 
Reno, NV 89502  
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 
 

ADOPTING AMENDMENTS TO THE WASHOE COUNTY MASTER PLAN, SPANISH 
SPRINGS AREA PLAN, MASTER PLAN MAP (WMPA18-0007), AND RECOMMENDING ITS 

ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS 
 

Resolution Number 19-09 
 
Whereas, Master Plan Amendment Case Number WMPA18-0007 came before the Washoe 
County Planning Commission for a duly noticed public hearing on February 5, 2019; 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 WMPA18-
0007, as set forth in NRS chapter 278 and Washoe County Code Chapter 110 
(Development Code), Article 820: 
 
Washoe County Code Section 110.820.15 (d) Master Plan Amendment Findings 
 

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

 
2. Compatible Land Uses.  The proposed amendment will provide for land uses compatible 

with (existing or planned) adjacent land uses, and will not adversely impact the public 
health, safety or welfare. 

 
3. Response to Change Conditions.  The proposed amendment responds to changed 

conditions or further studies that have occurred since the plan was adopted by the Board 
of County Commissioners, and the requested amendment represents a more desirable 
utilization of land. 

 
4. Availability of Facilities.  There are or are planned to be adequate transportation, 

recreation, utility, and other facilities to accommodate the uses and densities permitted 
by the proposed Master Plan designation. 

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

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

 
6. Effect on a Military Installation.  The proposed amendment will not affect the location, 

purpose and mission of the military installation. 
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Spanish Springs Area Plan Required Findings 
 

7. The amendment will further implement and preserve the Vision and Character Statement 
[of the Spanish Springs Area Plan]. 
 

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

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

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

 
11. A traffic analysis has been conducted that clearly identifies the impact to the adopted 

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

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

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

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

exceed Washoe County’s policy growth level for the Spanish Springs Area Plan, as 
established in Policy SS.1.2. 

 
14. If the proposed intensification will result in a drop below the established policy level of 

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

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

adopted levels of service, the intensification will not require infrastructure improvements 
beyond those articulated in Washoe County and Regional transportation plans AND the 
necessary improvements are scheduled in either the Washoe County Capital 
Improvements Program or Regional Transportation Improvement Program within three 
years of approval of the intensification. 
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16. Washoe County will work to ensure that the long range plans of facilities providers for 
transportation, water resources, schools and parks reflect the policy growth level 
established in Policy SS.1.2. 

 
17. If the proposed intensification results in existing facilities exceeding design capacity and 

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

 
18. Any existing development in the Spanish Springs planning area, the Sun Valley planning 

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

 
NOW, THEREFORE, BE IT RESOLVED that the Washoe County Planning Commission does 
hereby recommend adoption of Master Plan Amendment Case Number WMPA18-0007 and the 
amended Spanish Springs Area Plan Master Plan Map as included as Exhibit A to this 
Resolution to the Washoe County Board of Commissioners. 
 
A certified copy of this resolution shall be submitted to the Board of County Commissioners 
and any appropriate reviewing agencies in accordance with NRS 278.220. 
 
 
 
ADOPTED on February 5, 2019 
 
 
  WASHOE COUNTY PLANNING COMMISSION 
 
 
ATTEST: 
 
 
 
 
    
Trevor Lloyd, Secretary Sarah Chvilicek, Chair 
 
 
 
 
Attachment:  Exhibit A – Spanish Springs Area Plan Master Plan Map 
 
 
  

WMPA18-0007 & WRZA18-0007 
ATTACHMENT F



 

 

Exhibit A, WMPA18-0007 

 

WMPA18-0007 & WRZA18-0007 
ATTACHMENT F



 

 

 

 
 

RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 
 

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER  
WRZA18-0007 AND THE AMENDED SPANISH SPRINGS AREA PLAN REGULATORY 

ZONE MAP 
 

Resolution Number 19-10 
 
Whereas, Regulatory Zone Amendment Case Number WRZA18-0007 came before the Washoe 
County Planning Commission for a duly noticed public hearing on February 5, 2019; 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 proposed Regulatory Zone Amendment shall be recommended for adoption 
pending adoption of proposed Master Plan Amendment Case Number WMPA18-0007 by the 
Washoe County Board of Commissioners and a finding of conformance with the Truckee 
Meadows Regional Plan; and, 
Whereas, the Washoe County Planning Commission has made the findings, pursuant to NRS 
Chapter 278 and WCC110.821.15 (d), necessary to support adoption of this proposed 
Regulatory Zone Amendment as follows: 

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

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

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

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

5. Master Plan Policies and Action Programs. The proposed amendment will not adversely 
affect the implementation of the policies and action programs of the Washoe County Master 
Plan. 

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

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

WMPA18-0007 & WRZA18-0007 
ATTACHMENT G



NOW, THEREFORE, BE IT RESOLVED that the Washoe County Planning Commission does 
hereby recommend adoption of Regulatory Zone Amendment Case Number WRZA18-0007 and 
the amended Spanish Springs Area Plan Regulatory Zone Map as included as Exhibit A to this 
Resolution to the Washoe County Board of Commissioners. 
 
ADOPTED on February 5, 2019 

 
 

 WASHOE COUNTY PLANNING COMMISSION 
   
 
 
 
 
 _______________________________________
 Sarah Chvilick, Chair 
 
 
 
ATTEST: 
 
 
 
____________________________________________________ 
Trevor Lloyd, Secretary 
 
 
Attachment: Exhibit A – Spanish Springs Regulatory Zone Map 
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