Planning Commission Staff Report

Meeting Date: August 1, 2023 Agenda Item: 10C

MASTER PLAN AMENDMENT CASE NUMBER: WMPA23-0006/WRZA23-0006 (Learner
Lemmon)

BRIEF SUMMARY OF REQUEST: Request to change the master plan
designation of one 19.9-acre parcel from
Rural (R) and Suburban Residential (SR)
to SR; and to change the regulatory zone
of the same parcel from Medium Density
Suburban (MDS) and General Rural (GR)
to MDS, High Density Suburban (HDS),
and Open Space (0S).

STAFF PLANNER: Kat Oakley, Planner
Phone Number: 775.328.3628
E-mail: koakley@washoecounty.gov

CASE DESCRIPTION

For hearing, discussion, and possible action to:

(1) Approve an amendment to the North Valleys Area -
Plan, a component of the Washoe County Master
Plan, to redesignate 8.566 acres of a 19.926-acre
parcel from Rural (R) to Suburban Residential
(SR); and

(2) Recommend adoption of an amendment to the N
North Valleys Regulatory Zone Map, to
redesignate 5 acres of a 19.926-acre parcel from
Medium Density Suburban (MDS) to High Density
Suburban (HDS), to redesignate 3.27 acres of the
same parcel from Medium Density Suburban
(MDS) to Open Space (0S), to redesignate 2.35
acres of the same parcel from General Rural (GR)
to Medium Density Suburban (MDS), to
redesignate 5.59 acres of the same parcel from
General Rural (GR) to High Density Suburban
(HDS), and to redesignate .53 acres of the same |
parcel from General Rural (GR) to Open Space |
(OS). Approximately 3.18 acres of Medium | =
Density Suburban (MDS) will retain its current
zoning. The Regulatory Zone Amendment is
subject to final approval by the Board of County
Commissioners of the associated Master Plan )
Amendment and a finding of conformance with the Vicinity Map
Truckee Meadows Regional Plan by regional
planning authorities; and,

(3) If approved, authorize the chair to sign resolutions
to this effect.

Applicant: Krater Consulting Group, PC

Property Owner: Learner, Brett H & Learner,
Bryan A

Location: 0 Pan American Dr

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.gov/csd/planning_and_development WMPA23-0006 AND
WRZA23-0006
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APN: 080-461-08

Parcel Size: 19.926 acres

Existing Master Suburban Residential (SR) and
Plan: Rural (R)

Proposed Master  Suburban Residential (SR)
Plan:

Existing Medium Density Suburban
Regulatory Zone: (MDS) and General Rural (GR)
Proposed High Density Suburban (HDS),

Regulatory Zone:  Medium Density Suburban
(MDS), and Open Space (0OS)

Area Plan: North Valleys
Development Authorized in Article 820,
Code: Amendment of Master Plan &

Article 821, Amendment of

Regulatory Zone
Commission 5 — Commissioner Herman
District:

STAFF RECOMMENDATION—Master Plan Amendment

APPROVE DENY
POSSIBLE MOTION

| 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
adopt the resolution contained at Attachment A of this staff report to amend the Master Plan as
set forth in Master Plan Amendment Case Number WMPA23-0006 having made at least three
of the five findings set forth in Washoe County Code Section 110.820.15(d)(1)-(5), the
additional finding in Section 110.820.15(d)(6), and having made three findings in accordance
with North Valleys Area Plan policy NV.21.1. | further move to certify the resolution and the
proposed Master Plan Amendments in WMPA23-0006 as set forth in this staff report for
submission to the Washoe County Board of County Commissioners and authorize the chair to
sign the resolution on behalf of the Planning Commission.

(Motion with Findings on Pages 23)

STAFF RECOMMENDATION - Regulatory Zoning Amendment

APPROVE DENY

POSSIBLE MOTION

I move that, after giving reasoned consideration to the information contained in the staff report
and information received during the public hearing, the Planning Commission adopt the
resolution included as Exhibit B, recommending adoption of Regulatory Zone Amendment Case
Number WRZA23-0006, having made all of the findings set forth in Washoe County Code
Section 110.821.15(d) and having made all relevant findings of North Valleys Area Plan Policy
NV.21.3. | further move to certify the resolution and the proposed Regulatory Zone Amendment
in WRZA23-0006 as set forth in this staff report for submission to the Washoe County Board of
Commissioners and authorize the chair to sign the resolution on behalf of the Washoe County
Planning Commission.

(Motion with Findings on Page 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 Planning website at
https://www.washoecounty.gov/csd/planning_and_development, and then select Master Plan &
Maps - 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.

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

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

e 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.

e 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.

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

e 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.

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

Master Plan Amendment Case Number WMPA23-0006/WRZA23-0006

Page 4 of 25 WMPA23-0006 AND

WRZA23-0006
LEARNER LEMNMON



Washoe County Planning Commission Staff Report Date: July 13, 2023

as set forth in Washoe County Code (WCC) Section 110.820.15(d)(1)-(5). 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 of the Planning Commission’s total membership.

Existing and Proposed Master Plan Designations

The applicant is asking to amend the North Valleys Area Plan to redesignate 8.566 acres of a
19.926-acre parcel (APN 080-461-08) from Rural (R) to Suburban Residential (SR). As a result,
the entire parcel would have an SR designation. See Figure 1, Existing and Proposed Master
Plan Designations.
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Figure 1
Existing and Proposed Master Plan Designations

Explanation and Processing of a Regulatory Zone Amendment

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

Master Plan Amendment Case Number WMPA23-0006/WRZA23-0006
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County. Pursuant to NRS Chapter 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.

Existing and Proposed Requlatory Zoning Designations

The second part of the applicant’s request is to change the regulatory zone of 5 acres of a 19.926-
acre parcel (APN 080-461-08) from Medium Density Suburban (MDS) (3 units/acre) to High
Density Suburban (HDS) (7 units/acre), to redesignate 3.27 acres of the same parcel from
Medium Density Suburban (MDS) to Open Space (OS) (0 units/acre), to redesignate 2.35 acres
of the same parcel from General Rural (GR) (1 unit/40 acres) to Medium Density Suburban (MDS),
to redesignate 5.59 acres of the same parcel from General Rural (GR) to High Density Suburban
(HDS), and to redesignate 0.53 acres of the same parcel from General Rural (GR) to Open Space
(OS) (0 units/acre).The resulting zoning configuration contains 10.59 acres of HDS, 5.53 acres of
MDS, and 3.8 acres of OS, and the changes cover the majority of parcel 080-461-08 (herein
referred to as “project area”), excluding 3.18 acres that will remain Medium Density Suburban
(MDS). See Figure 2 - Existing and Proposed Zoning Designations.
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Figure 2
Existing and Proposed Zoning Designations

Background

The project area is currently vacant and sits on the border of the City of Reno and unincorporated
Washoe County. Parcels to the east and south are zoned Medium Density Suburban (MDS) and
are developed as single-family subdivisions. Parcels to the southwest are within the City of Reno
and zoned SF-3, which allows three dwelling units per acre. Parcels to the west are within the
City of Reno and zoned SF-8, which allows eight dwelling units per acre, and are currently
undeveloped. Finally, the parcel to the north is in the City of Reno and zoned Open Space. The
subject parcel is currently zoned 57% MDS and 43% GR. The master plan designations of Rural
(R) and Suburban Residential (SR) match the regulatory zones of GR and MDS respectively.

The intent of the MPA/RZA is to allow for a future residential subdivision. If approved, the overall
allowable density would increase from 34 units to 90 units, or from 1.7 units per acre to 4.5 units
per acre over the entire project site, including the OS. This represents a significant intensification
of land use but does not exceed densities to the west of the future subdivision. Zoning to the east,
south, and southwest allow for three units per acre, and parcels to the west allow eight units per
acre.

A small area of the northeast portion of the parcel is within the 100-year floodplain. However, as
indicated by the application, Washoe County is currently working on a letter of map revision
(LOMR) to remove that area from the floodplain. This process is intended to be initiated in late
summer of 2023, which has been confirmed with the Engineering Division. There will therefore
not be development constraints on the parcel once the LOMR is complete. Additionally, the
currently mapped floodplain falls entirely within the proposed OS regulatory zone.

Master Plan Amendment Case Number WMPA23-0006/WRZA23-0006
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Compatible Land Uses

In determining compatibility with surrounding land uses, staff reviewed the Land Use Compatibility
Matrix with the proposed Regulatory Zone Amendments. The compatibility matrix is found in the
Land Use and Transportation Element in Volume One of the Washoe County Master Plan. The
compatibility between the proposed and existing adjacent regulatory zones is captured in the table
below. For parcels in the City of Reno, compatibility was determined by selecting the Washoe
County regulatory zone with the closest density.

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

Existing Proposed Existing Current Proposed
Regulatory Regulatory Adjacent Compatibility Com atit?ilit Ratin
Zone Zone Regulatory Zone P y g
North: Open
Space (City of : . . . .
MDS/GR HDS/MDS/OS Reno—eclosest to High/High High/High/High
0S)
MDS/GR HDS/MDS/OS East: MDS High/Medium High/ldentical/High
MDS/GR HDS/MDS/OS South: MDS High/Medium High/ldentical/High
West: SF-8 (City
MDS/GR HDS/MDS/OS of Reno—closest High/Medium High/High/High
to HDS)

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

Figure 3

Existing Surrounding Zoning Designations & Densities

Existing Adjacent
Regulatory Zone

Maximum
Allowed Density

Subject Property
Existing Density

Subject Property
Proposed Density

North: Open Space (City of
Reno—-closest to OS)

0 units/acre

1.7 units/acre

4.5 units/acre

East: MDS

3 units/acre

1.7 units/acre

4.5 units/acre

South: MDS

3 units/acre

1.7 units/acre

4.5 units/acre

West: SF-8 (City of Reno—

8 units/acre

1.7 units/acre

4.5 units/acre

closest to HDS)

Overall, this request will increase compatibility with the surrounding land uses, which are primarily
suburban in nature.

Availability of Facilities

The subject property falls within the Truckee Meadows Service Area (“TMSA”) boundary and
when developed, will be required to be on public water and sewer systems. Truckee Meadows
Fire Station 44 is currently 5.4 miles from the project site and will be approximately 3 miles when
Lear Blvd is completed. The project site is 0.6 miles from Lemmon Valley Elementary School, 4.5
miles from O’Brien Middle School, and 4.2 miles from North Valley’s High School. The Washoe

Master Plan Amendment Case Number WMPA23-0006/WRZA23-0006
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County School District did not indicate any capacity concerns at those schools and stated that
they will analyze for capacity at the tentative map stage.

The applicant has indicated that the Truckee Meadows Water Authority (TMWA) will serve the
project. At the time of the tentative map review, appropriate conditions will be added ensuring that
adequate water rights are acquired for the project. The application included a preliminary sewer
study that identified sewer facilities in unincorporated Washoe County and within the City of Reno
that would serve development of the parcel. The study identified a lift station 1,400 ft. from the
subject property and indicated it would have capacity to serve the proposed development. The
sewage would then be conveyed to the Reno-Stead Wastewater Treatment Facility, which is
managed by the City of Reno and was recently upgraded from a capacity of 2 million gallons per
day to 4 million gallons per day. There is therefore sufficient treatment capacity to serve the future
development of this property. The Washoe County Water Rights Manager, Nevada Division of
Water Resources, and Washoe County Health District reviewed this application and did not have
any concerns.

A discussion of roadway facilities can be found on pages 11-13.

Area Plan Evaluation

The subject parcel is located within the Lemmon Valley Suburban Character Management Area
(LVSCMA) of the North Valleys Area Plan. The following are the pertinent policies from the Area
Plan:

Relevant Area Plan Policies Reviewed

Staff Resp

Prior to this request, 1,169 units of
capacity have been added in the
North Valleys planning area since the
adoption of this policy in the North
Valley’s Area Plan in 2010. This
proposal would add 56 units, for a
cumulative total of 1,225.

NV.1.2 Total land use capacity in suburban = Yes
character management areas shall
not exceed 2,000 residential units
through 2025.

NV.6.3 In subdivisions in HDS, uses allowed | N/A This policy would be applicable and
in Neighborhood Commercial (NC) could be applied in a future tentative
can be established in conjunction map proposal, if this RZA is
with residential uses in a mixed-use approved.
development

NV.8.1 Development proposals must show Yes Traffic Impact Study (TIS) provided
how local transportation facilities shows that LOS for impacted
maintain level of service (LOS) C. intersections and roadways will stay

within acceptable LOS of C or greater
(see discussion on pages 11-13)

NVv.8.8 Development at MDS-intensity or Yes The Regional Transportation
greater must consider and be Commission (RTC) provided
consistent with existing and future comments on this application and
multi-modal opportunities, including specified measures that would
transit services. support multimodal usage. These can

be conditioned upon review of a
specific development proposal. The
project site is near RTC Flex-Ride
service area. The proposal therefore
complies with this requirement.

NV.10.1 @ Prior to MPA approval, Nevada Yes Staff sent the application to the State

Department of Conservation and

Historic Preservation Office (SHPO),

Master Plan Amendment Case Number WMPA23-0006/WRZA23-0006
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Natural Resources (DCNR) will be a part of the DCNR, for comment;
contacted and archaeological they indicated that a large
investigations completed upon archaeological resource is on or
request. adjacent to the subject property. The

applicant hired an archaeologist to
confirm that the mapped
archaeological resource does not
extend onto the project site. Should
any archaeological resources or
burials be found during site
development, the applicable
regulations would be followed as
described in Exhibit H. Conditions
regarding cultural resources could be
applied at the tentative map stage.
SHPO did not request an
archaeological investigation at this

stage.
NV.11.5 ' Development proposals will be Yes Staff sent the application to the Parks
reviewed by Washoe County Parks Planner for review; indicated no
and Open Space for tralil concerns regarding trail connections.
connections.
NV.19.3 = Any development will be consistent Yes Staff reviewed the Swan Lake Nature
with Swan Lake Nature Study Area Study Area Master Plan and
Master Plan. confirmed that this development
proposal is consistent with the plan.
NV.14.1 | Prior to approval of Master Plan Yes Staff sent the application to NDOW
Amendments, NDOW will be given for review; NDOW indicated no
the opportunity to review and concerns.
comment.
NV.21.1  Findings required to be made foran  Yes Addressed on pages 18-19.
MPA.
NV.21.3 | Findings required to be made foran | Yes Addressed on pages 20-21.
RZA.

Master Plan Evaluation

The existing master plan designations on the subject parcel are Rural (R) and Suburban
Residential (SR). Per WCC 110.106.10(a), the R designation is intended for “areas of the County
that are remote, have minimal infrastructure, [and] contain significant amounts of open spaces...”
The subject parcel is surrounded on three sides by residential zoning and development that allows
3-8 units per acre. It borders the open space surrounding Swan Lake. Land use patterns in the
vicinity are generally suburban, and drainage improvement projects have removed floodplain
areas that used to exist on the northern portion of the parcel. The R designation is therefore no
longer appropriate for the parcel.

The proposed land use designation is SR over the entire parcel, which per WCC 110.106.10(c)
is “intended primarily for residential uses of low to medium densities.” The surrounding parcels in
county jurisdiction are designated SR, and the designation is consistent with the development
pattern in the area.

Master Plan Amendment Case Number WMPA23-0006/WRZA23-0006
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Below is a discussion of the relevant policies from each element of the Master Plan.
Conservation

C.13.4(b) Protect the following areas as important recreational and wildlife areas: Swan Lake
Nature Study Area.

Staff Comment: Per this policy and policy NV.19.3 in the North Valleys Area Plan, staff reviewed
this proposal against the Swan Lake Nature Study Area Master Plan and confirmed that it is
consistent with that plan.

Land Use and Transportation

LUT.3.6 The requirement of cooperative planning as stated in the Truckee Meadows Regional
Plan shall be implemented through notice of the two cities of Master Plan Amendments within
those areas of interest identified by each city no later than ten (10) working days of the anticipated
action by the Washoe County Planning Commission.

Staff Comment: Notice was provided to the City of Reno, who did not have any comments or
concerns.

LUT.5.2 Proposed development plans shall be required to provide the minimum service standards
as described in the Land Use and Transportation Plan.

Staff Comment: The minimum LOS for roadway facilities is C. The TIS analyzed five intersections
as identified in conjunction with the Washoe County Engineering Division: Fleetwood Drive and
Lemmon Drive Eastbound (#1), Fleetwood Drive and Lemmon Drive Westbound (#2), Fleetwood
Drive and Budget Way (#3), Fleetwood Drive and Lear Blvd (#4), Budger Way and Pan American
Way (#5). See the map below for intersection locations:

Master Plan Amendment Case Number WMPA23-0006/WRZA23-0006
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As the map indicates, the identified intersections assume that traffic from the northern and
southern exits of a future subdivision on the subject parcel will access Lemmon Drive by
Fleetwood Drive. Trip generation estimates for the project are as follows:

Dwelling AM Peak Hour PM Peak Hour Total Daily
Units In Out Total In Out Total Trips

Description

Single-Family Detached
210 Housing 87 15| 46 61 52| 30 82 820
Total 15 | 46 61 52 | 30 82 820
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These estimates and their impacts on the identified intersections were added to a projected 2026
background scenario, resulting on the following LOS calculations:

2026 Background Plus
Project

Intersection AM PM AM PM AM PM

Delay Delay Delay Delay Delay Delay
(LOS) (LOS) (LOS) (LOS) (LOS) (LOS)

2023 Existing 2026 Background*

Fleetwood Drive and
Lemmon Drive (#1)

Two-Way Stop Control
Eastbound 9.3 (A) 0.0 (A) 9.3 (A) 0.0 (A) 9.5 (A) 13.4 (B)
Fleetwood Drive and
Lemmon Drive (#2)

Two-Way Stop Control

Eastbound 10.0(B) 9.3 (A) 10.1 (B) 9.3 (A) 10.7 (B) 9.6 (A)
Westbound 12.2(B) 11.6 (B) 12.5 (B) 11.8 (B) 12.5(B) 11.9 (B)
Fleetwood Drive and Budget

Way (#3)

Two-Way Stop Control

Eastbound 8.9 (A) 8.8 (A) 8.9 (A) 8.8 (A) 9.0 (A) 8.9 (A)

Fleetwood Drive and Lear
Boulevard (#4)*

All-Way Stop Control 7.0 (A) 8.7 (A) 7.0 (A) 6.7 (A) 6.7 (A) 6.9 (A)
Budger Way and Pan
American Way (#5)

Two-Way Stop Control
Westbound 8.6 (A) 8.6 (A) 8.6 (A) 8.6 (A) 8.8 (A) 8.8 (A)

As shown above, impacted roadways and intersections will remain within an acceptable level of
service of A or B. Though the proposed Regulatory Zone Amendment would allow for 3 additional
units that weren't included in the TIS, none of the intersections are projected to have a LOS of C;
therefore, staff does not believe there is any risk that the additional three units would cause the
proposal to conflict with the master plan.

Lemmon Drive was not included in the TIS beyond the intersection with Fleetwood Drive. The
Regional Transportation Commission (RTC) indicated that a left turn lane will need to be installed
on Fleetwood Drive, which can be conditioned at the tentative map stage of this project. However,
they did not indicate any other concerns regarding Lemmon Drive and stated that the roadway
will be widened from two to four lanes north of Fleetwood Drive in 2025.

Open Space and Natural Resource Management

Cultural Resources and Sensitive Lands 1.1-- Designated Areas of Critical Environmental
Concern (ACECs) and known cultural resources within urbanized areas will be protected through
the use of buffers and other appropriate mechanisms.

Staff Comment: There are potential cultural resources in the project area; however, the SHPO
has not requested an archaeological study at this time. Per information provided by the applicant,
there are no mapped archaeological resources on the subject property. Public land around Swan
Lake, however, does have mapped archaeological resources, as referenced by SHPO. These
resources are described as including abundant flakes and at least one projectile point, with no
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noted evidence of burials. When assessing a future development proposal, staff will put in place
any necessary conditions regarding the potential presence of cultural resources.

Cultural Resources and Sensitive Lands 1.3 Protect cultural resources through the development
review process.

Staff Comment: When assessing a future development proposal, staff will put in place any
necessary conditions regarding the potential presence of cultural resources.

Regional Plan Evaluation

The Truckee Meadows Regional Planning Agency (TMRPA) provided an initial review memo
identifying policies relevant to the request. The parcel is currently designated as Tier 3 in the
Truckee Meadows Regional Plan. In order for this proposal to be in conformance with the
Regional Plan, a Regional Plan amendment to redesignate the project area to Tier 2 will be
required. Table 3.1 in the Regional Plan identifies the density requirements for each tier:

Regional Land Minimum Density | Maximum Density | Nonresidential
Designation (dwelling units per acre) (du/ac] Standards
) 0.25 floor-area rati
Mixed Use Core 14 du/ac No maximum S O?, e ratio
(FAR} minimum
Tier 1 Land Existing No maximum None
Tier 2 Land Mo minimum 30 du/ac None
Existing — Commercia
development to support
t e - . d -
Tier 3 Land No minimum Existing q. surrounems
neighborhood may
be allowed in certain
instances
. 1 unit per 5 acres, Dispersed nonresidentia
Rural Area M/A i i . -
see policy RFG uses per Policy RFE

As indicated above, a tier change is necessary for any intensification of the master plan land use
on the subject parcel. The regional plan amendment would need to be initiated by the Board of
County Commissioners (BCC). The relevant regional policies are addressed below.

PG 4—Affordable Housing Strategies

Staff Comment: This policy directs the Washoe County Master Plan to encourage affordable
housing through several different methods and goals, all of which are addressed in the housing
element of the Washoe County Master Plan. A change in Master Plan designation from R to SR
does not require the addition of affordable housing in future development proposals; however, it
does allow for denser development within this portion of the TMSA. This potentially allows for the
provision of more housing where there is appropriate infrastructure for such development. This
proposal therefore conforms with policy PG 4.

RF 3—Density Requirements and Non-residential Standards
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Staff Comment: The subject parcel is currently designated Tier 3 in the Regional Plan, which has
a maximum density confined by the existing master plan designations. Therefore, a change from
Tier 3 to Tier 2 is required to effectuate this MPA.

RF 5—Regional Land Designation Amendments

For a request to change a land use designation from Tier 3 to Tier 2, several criteria must be met.
They are addressed in turn below.

a. Proximity to Tier 2 Land

Staff Comment: The subject parcel borders Tier 2 land to the north and west, with Tier 3 land to
the south and east. A change to Tier 2 would therefore be consistent with the surroundings.

b. Proposed density meets the requirements and does not utilize the alternative density
clause found in Policy RF3

Staff Comment: The proposed density would meet the requirements for Tier 2 designation without
utilizing the alternative density clause.

c. Enhanced potential for land use diversity and a mix of housing types

Staff Comment: The MPA request is associated with an RZA that would add HDS regulatory
zoning to portions of the parcel. HDS allows for mixed-use development and a diversity of housing
types, including single-family, attached, and duplexes with the approval of an administrative
permit. However, it does not require that those housing types be implemented. The applicant has
indicated that, if this amendment is approved, they will pursue a common open space, single-
family detached subdivision.

d. Potential for connectivity to existing or planned multimodal transportation opportunities
(e.g., sidewalks, transit, complete streets, bike lanes, multi-use paths)

Staff Comment: RTC reviewed this application and made recommendations for infrastructure to
support multimodal transportation. These recommendations can be conditioned during the future
review of a development proposal. The parcel is in close proximity to the RTC Flex-Ride service
area.

e. Proximity and availability of adequate infrastructure and facilities, or feasibility to
construct and operate capacity improvements.

Staff Comment: The subject parcel falls within the TMSA and in close proximity to public safety
facilities (see pages 8-9). The Traffic Impact Study (TIS) provided by the applicant indicates that
all intersections will remain within an acceptable LOS (see pages 11-13 for further analysis).

f. An assessment of impacts to planned land uses in higher priority Regional Land
Designations

Staff Comment: This proposal is adjacent to Tier 2 lands and will utilize existing infrastructure; no
impacts have been identified.

RF 11—Compatibility Factors

Staff Comment: Compatibility with adjacent land uses is addressed on page 8.

PF 1—List of Facilities and Services Standards

Staff Comment: Responses to each of the facilities and services standards are below.

o \Water—Water conveyance facilities are available and adequate.
o \Wastewater—Sewer collection and treatment facilities are available and adequate (see
Exhibit A Application, Preliminary Sewer Study)
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¢ Flood Control and Stormwater Drainage Management—Future development of this parcel
will be required to comply with all RWMP floodplain and drainage policies.

e Transportation—Regional road facilities are available and adequate (see transportation
discussion on pages 11-13). Multi-modal connectivity will be assessed when reviewing a
future development proposal.

e School—School facilities are available and adequate. The subject property is 0.6 miles
from Lemmon Valley Elementary School, 4.5 miles from O’Brien Middle School, and 4.2
miles from North Valley’s High School. Staff sent this application to the Washoe County
School District for comment; they indicated no concerns regarding the proposal or the
current operational capacities of the school facilities (see Exhibit D).

NR 3—Development Constraints Area

Staff Comment: Per the discussion on page 7 of this staff report, due to recently completed
drainage improvement projects, no portion of the property will be in the 100-year floodplain with
the anticipated approval of a LOMR. Furthermore, the currently mapped floodplain is proposed to
fall entirely within the OS regulatory zone.
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Washoe County Planning Commission

Reviewing Agencies

Staff Report Date: July 13, 2023

The following agencies/individuals received a copy of the project application for review and
evaluation. Some provided comments but none recommended denial.

Authority

. Sent to Provided
Agencies - Review Responded Conditions Contact
BLM - Eagle Lake Field Office X
MDOT (Transportation)
NDOW (Wildlife)
MV Water Resources ¥ Steve Shell, sshell@water.nv.gov
Washoe County Building & %
Safety
Washoe County District %
Attorney, Civil Division
Washoe County Parks & % y
Open Space Faye-Marie Pekar, fpekar@washoecounty. gov
Washoe County Sewer
Washoe County Traffic ¥ Mitch Fink, MFinki@washoecounty gov
Washoe County Water %
Resource Planning
Washoe County Water Rights % y
Manager (All Apps) Timber Weiss, tweiss@washoecounty. gov
WECSO Law Enforcement ¥ X Brandon Zirkle, bzirkle@washoecounty gov
Washoe County Engineering
{Land Development) (All X X Rob Wimer, revimer@washoecounty gov
Apps)
Washoe County Engineering
& Capital Projects Director X
(Al Apps)

Sabrina Brasuell,

WECHD EMS X X shrasuell@washoecounty gov
\WICHD Enwironmental Health ¥ X lim English, jenglish@washoecounty gov
TMFPD X X Dale Way, dway@tmfpd.us
Reno Community X
Development
Truckee Meadows Regional ¥ X% Chris Tolley, ctolley@tmrpa.org
Planning
Washoe County School X x Kyle chisholm,
District (all TM=) kyle.chisholm@washoeschools. net
Regional Transportation X x Marquis Williams,
Commission mwilliams @ rtcwashoe.com
Nevada State Historic ¥ X Rebecca Palmer, rlpalmer@shpo.nv.gov
Preservation
Pyramid Lake Paiute Tribe
Reno/Sparks Indian Colony
Washoe Tribe of NV
Truckee Meadows Water X
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Findings-Master Plan Amendment

WCC Section 110.820.15(d) requires the Planning Commission to make at least three of the
following five findings of fact in WCC 110.820.15(d)(1)-(5) to recommend approval of the
amendments to the Washoe County Board of County Commissioners. 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 staff report provides a discussion on applicable goals and policies of
the North Valleys Area Plan. The proposed amendment does not conflict with the policies
and action programs of the Master Plan as outlined in the Master Plan and Area Plan
analysis above.

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: As identified on page 8 of this staff report, the proposed amendment will
increase land use compatibility. Several agencies related to public health and safety—
including the Truckee Meadows Fire Protection District, the Washoe County Health
District, the Washoe County Sherriff, and the Washoe County Engineering Division—
reviewed this proposal and had no concerns. The change should not adversely impact
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.

Staff Comment: The applicants are seeking a Master Plan Amendment in order to pursue
a residential subdivision with an increased number of dwelling units than what is currently
allowed. Due to drainage improvement projects, with the anticipated approval of a LOMR
there will no longer be floodplain on the northern portion of the property. All areas currently
designated as floodplain fall within the OS regulatory zone. This parcel is no longer
surrounded by rural land uses—rather, it is surrounded by residential development and
zoning on three sides that allows for densities ranging from three to eight units per acre.
The proposed land use is maore appropriate for the current condition of the parcel and
development in the area.

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: All needed services are near the project area, including public safety
facilities. All impacted agencies received a notice of the application for the amendment
and no comments in opposition were received. As described on page 9, all necessary
facilities are available and adequate.

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 proposed amendment will promote the desired pattern for the orderly
physical growth of the County by allowing for suburban use of the subject parcel, which is
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already largely surrounded by suburban zoning and development. It takes advantage of
the parcel’s location within the TMSA and proximity to infrastructure and services.

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

Staff Comment: The Nevada National Guard administers APN # 086-130-05 per the Swan
Lake Nature Study Area Master Plan. The southeast corner of this parcel is 2,900 feet
from the project area. The subject property is currently designated for residential use and
will continue to be designated as such. The intensity of development proposed is
comparable to development in the City of Reno that is closer to the potential military
installation on APN # 086-130-05. The Nevada National Guard was noticed and did not
respond with any concerns. Therefore, this proposal will not affect the location, purpose
and mission of the military installation.

The North Valleys Area Plan also requires that the following findings be made for the approval of
an MPA:

NV.21.1 In order for the Washoe County Planning Commission to recommend the approval of
ANY amendment to the North Valleys 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 North Valleys Area Plan and the
Washoe County Master Plan, and the Regional Water Management Plan.

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

Staff Comment: The proposed amendment will implement and preserve the Vision and Character
Statement by supporting the provision of a variety of housing types and densities. The associated
Regulatory Zone Amendment also provides OS regulatory zoning well suited to the development
of multi-use trails. This proposal was reviewed against the Swan Lake Nature Study Area Master
Plan and does not contradict that plan, consistent with the Vision Statement’s stated value of
Swan Lake and its associated wetlands. As described throughout this staff report, the proposal
conforms with all applicable policies of the Master Plan and will not conflict with the public’s health,
safety, or welfare. The Washoe County Water Rights Manager and Washoe County Engineering
Division reviewed this proposal and had no concerns regarding conformance with the Regional
Water Management Plan.

Findings—Regulatory Zone Amendment

WCC Section 110.821.15(d) 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: The staff report provides a discussion of applicable goals and policies of
the North Valleys Area Plan. The proposed amendment does not conflict with the policies
and action programs of the Master Plan as outlined in the Master Plan and Area Plan
analysis above.

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.
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Staff Comment: As identified on page 8 of this staff report, the proposed amendment will
increase land use compatibility. Several agencies related to public health and safety—
including the Truckee Meadows Fire Protection District, the Washoe County Health
District, the Washoe County Sherriff, and the Washoe County Engineering Division—
reviewed this proposal and had no concerns. The change should not adversely impact
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.

Staff Comment: The applicants are seeking a Regulatory Zone Amendment in order to
pursue a residential subdivision. Due to drainage improvement projects, with the approval
of a LOMR there will no longer be floodplain on the northern portion of the property. This
parcel is no longer surrounded by rural land uses—rather, it is surrounded by residential
development and zoning on three sides that allows for densities ranging from three to
eight units per acre. The proposed land use is more appropriate for the current condition
of the parcel and development in the area.

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: All needed services are near the project area, including public safety
facilities. All impacted agencies received a notice of the application for the amendment
and no comments in opposition were received. As described on page 9, all necessary
facilities are available and adequate.

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

Staff Comment: The proposed amendment will not adversely impact the implementation
of the policies and action programs of the Washoe County Master Plan, per the analysis
on pages 9-11 of this staff report.

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 proposed amendment will promote the desired pattern for the orderly
physical growth of the County by allowing for suburban use of the subject parcel, which is
already largely surrounded by suburban zoning and development. It takes advantage of
the parcel’s location within the TMSA and proximity to infrastructure and services.

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

Staff Comment: The Nevada National Guard administers APN # 086-130-05 per the Swan
Lake Nature Study Area Master Plan. The southeast corner of this parcel is 2,900 feet
from the project area. The subject property is currently designated for residential use and
will continue to be designated as such. The intensity of development proposed is
comparable to development in the City of Reno that is closer to the potential military
installation on APN # 086-130-05. The Nevada National Guard was noticed and did not
respond with any concerns. Therefore, this proposal will not affect the location, purpose
and mission of the military installation.
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The North Valleys Area Plan also requires that the following findings be made for the approval of
an RZA:

NV.21.3 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 North Valleys 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 included a feasibility study related to wastewater and stormwater
in their application. Water will be provided by TMWA. The Washoe County Engineering Division
reviewed these studies and indicated no concerns.

b. A traffic analysis has been conducted that clearly identifies the impact to the adopted level
of service within the North Valleys planning area 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 included a traffic impact study (TIS) in their application that
identified that all impacted intersections and roads will maintain an acceptable LOS. RTC
commented indicating that improvements will need to be made at the intersection of Lemmon Dr
and Fleetwood Dr. Necessary infrastructure improvements will be required with future review of
a development proposal.

c. For amendments that propose new or intensified commercial land use, the scale of the
intended use has been shown to be community serving in nature.

Staff Comment: This proposal includes no commercial land use; therefore, this finding is not
applicable.

d. For residential land use intensifications, the potential increase in residential units will not
exceed Washoe County’s applicable policy growth level for the North Valleys Area Plan,
as established under Goal One.

Staff Comment: Per the analysis under “Area Plan Evaluation,” the potential increase in residential
units will not exceed the policy growth level established under Goal One.

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 North Valleys planning area, 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, the
Washoe County Planning Commission, upon written request from the Regional
Transportation Commission, may waive this finding.

Staff Comment: The established policy LOS for transportation in the North Valleys planning area
is C. Per the TIS, all impacted intersections and roadways will maintain an acceptable LOS. RTC
indicated that improvements will need to be made at the intersection of Lemmon Dr. and
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Fleetwood Dr. to mitigate impacts to the regional roadway system but did not indicate that this
proposal will significantly impact the LOS of the roads.

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: The TIS provided by the applicant indicates that all roadways and intersections
are currently operating at an acceptable level 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 1.2.

Staff Comment: There are sufficient facilities and infrastructure to support the proposed increase
in density; therefore, there are no concerns regarding the long-range plans of facility providers.

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

Staff Comment: The Washoe County School District received this application and indicated no
concerns; therefore, this criterion is met.

i. Any existing development in the North Valleys planning area, the Forest planning area, or
the Northeast Truckee Meadows planning area 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 are no approved special use permits on or adjacent to the subject parcel;
therefore, this finding is not applicable.

Neighborhood Meeting

NRS 278.210(2) and WCC Section 110.820.20 require a neighborhood meeting for any proposed
Master Plan Amendment. The neighborhood meeting was held at 255 Patrician Dr. on February
22, 2023, from 6:30 pm to 8:00 pm, with approximately 9 people in attendance. Concerns and
topics discussed included access to the backyards on existing lots, the height of future houses on
the subject parcel, and traffic. Topics relevant to the MPA/RZA request are addressed in this staff
report. Topics relevant to the tentative map will be addressed during a future review.

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 ad was placed with the Reno Gazette Journal.

Notice for Regulatory Zone Amendments must be given in accordance with the provisions of
Nevada Revised Statutes 278.260, as amended, and WCC Section 110.821.20. Notice was
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provided in a newspaper of general circulation within Washoe County at least 10 days before the
public hearing date. A legal ad was placed with the Reno Gazette Journal.

Master Plan Amendment Recommendation

It is recommended that the Washoe County Planning Commission adopt the resolution contained
at Attachment A of this staff report to amend the Master Plan as set forth in Master Plan
Amendment Case Number WMPA23-0006. It is further recommended that the Planning
Commission forward the Master Plan Amendment to the Washoe County Board of County
Commissioners for their consideration of adoption. 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
adopt the resolution contained at Attachment A of this staff report to amend the Master Plan as
set forth in Master Plan Amendment Case Number WMPA23-0006 having made at least three of
the five findings set forth in Washoe County Code Section 110.820.15(d)(1)-(5), the additional
finding in Section 110.820.15(d)(6), and having made three findings in accordance with North
Valleys Area Plan Policy NV.21.1. | further move to certify the resolution and the proposed Master
Plan Amendments in WMPA23-0006 as set forth in this staff report for submission to the Washoe
County Board of County Commissioners and authorize the chair to sign the resolution on behalf
of the Planning Commission.

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.

North Valleys Area Plan Findings NV.21.1

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

b. The amendment conforms to all applicable policies of the North Valleys Area Plan and the
Washoe County Master Plan, and the Regional Water Management Plan.

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

After a thorough analysis and review, it is recommended that the proposed Regulatory Zone
Amendment be recommended for adoption to the Board of County Commissioners. The following
motion is provided for your consideration:

Requlatory 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 Planning Commission adopt the resolution
included as Exhibit B, recommending adoption of Regulatory Zone Amendment Case Number
WRZA23-0006, having made all of the following findings in accordance with Washoe County
Code Section 110.821.15(d) and having made all relevant findings of North Valleys Area Plan
Policy NV.21.3. | further move to certify the resolution and the proposed Regulatory Zone
Amendment in WRZA23-0006 as set forth in this staff report for submission to the Washoe County
Board of Commissioners and authorize the chair to sign the resolution on behalf of the Washoe
County Planning Commission.

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

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

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

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

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

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

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

North Valleys Area Plan Findings NV.21.3

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

b. A traffic analysis has been conducted that clearly identifies the impact to the adopted level
of service within the North Valleys planning area and the improvements likely to be
required to maintain/achieve the adopted level of service. This finding may be waived by

Master Plan Amendment Case Number WMPA23-0006/WRZA23-0006

Page 24 of 25 WMPA23-0006 AND

WRZA23-0006
LEARNER LEMNMON



25
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the Department of Public Works for projects that are determined to have minimal impacts.
The Department of Public Works may request any information it deems necessary to make
this determination.

c. For amendments that propose new or intensified commercial land use, the scale of the
intended use has been shown to be community serving in nature.

d. For residential land use intensifications, the potential increase in residential units will not
exceed Washoe County’s applicable policy growth level for the North Valleys Area Plan,
as established under Goal One.

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 North Valleys planning area, 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, the
Washoe County Planning Commission, upon written request from the Regional
Transportation Commission, may waive this finding.

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

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

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

i. Any existing development in the North Valleys planning area, the Forest planning area, or
the Northeast Truckee Meadows planning area 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.

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: Karter Consulting Group, PC, ken@kraterconsultinggroup.com
Property Owner: Learner, Brett H & Learner, Bryan A
Representatives: LC Learner, LLC, jholbrook@landcapip.com

Master Plan Amendment Case Number WMPA23-0006/WRZA23-0006
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING AMENDMENTS TO THE WASHOE COUNTY MASTER PLAN,

NORTH VALLEYS AREA PLAN, MASTER PLAN MAP (WMPA23-0006) TO REDESIGNATE
8.566 ACRES OF A 19.926 ACRE PARCEL FROM RURAL (R) TO SUBURBAN
RESIDENTIAL (SR), AND RECOMMENDING ADOPTION OF THESE AMENDMENTS TO
THE BOARD OF COUNTY COMMISSIONERS (PORTIONS OF APN 080-461-08)

Resolution 23-12

Whereas, Master Plan Amendment Case Number WMPA23-0006 came before the Washoe
County Planning Commission for a duly noticed public hearing on August 1, 2023; 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 WMPA23-0006,
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 affetztvthe location

o . , MPA23-0006 AND
purpose and mission of the military installation. WRZA23-0006
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North Valleys Area Plan Required Findings
Policy SV.21.1:

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

b. The amendment conforms to all applicable policies of the North Valleys Area Plan and the
Washoe County Master Plan, and the Regional Water Management Plan.

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

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

(1) Subject to approval by the Washoe County Board of County Commissioners, approval of
a regional plan amendment to the Truckee Meadows Regional Plan, and a finding of
conformance with the Truckee Meadows Regional Plan, the Washoe County Planning
Commission does hereby adopt Master Plan Amendment Case Number WMPA23-0006,
comprised of the map as included at Exhibit A to this resolution, descriptive matter and
other matter intended to constitute the amendments as submitted at the 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 Commissioners and
any appropriate reviewing agencies in accordance with NRS 278.220.

ADOPTED on August 1, 2023

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Trevor Lloyd, Secretary Rob Pierce, Chair

Attachment: Exhibit A — North Valleys Master Plan Map
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Exhibit A, WMPA23-0006
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE
NUMBER WRZA23-0006 WHICH AMENDS THE NORTH VALLEYS AREA PLAN
REGULATORY ZONE MAP TO REDESIGNATE 5 ACRES OF A 19.926-ACRE
PARCEL FROM MEDIUM DENSITY SUBURBAN (MDS) TO HIGH DENSITY
SUBURBAN (HDS), TO REDESIGNATE 3.27 ACRES OF THE SAME PARCEL FROM
MEDIUM DENSITY SUBURBAN (MDS) TO OPEN SPACE (OS), TO REDESIGNATE
2.35 ACRES OF THE SAME PARCEL FROM GENERAL RURAL (GR) TO MEDIUM
DENSITY SUBURBAN (MDS), TO REDESIGNATE 5.59 ACRES OF THE SAME
PARCEL FROM GENERAL RURAL (GR) TO HIGH DENSITY SUBURBAN (HDS),
AND TO REDESIGNATE .53 ACRES OF THE SAME PARCEL FROM GENERAL
RURAL (GR) TO OPEN SPACE (OS) (APN 080-461-08)

Resolution 23-13

Whereas Regulatory Zone Amendment Case Number WRZA23-0006, came before the Washoe
County Planning Commission for a duly noticed public hearing on August 1, 2023; 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 Code Chapter 110, Article 821, Amendment of Regulatory Zone;

Whereas the proposed regulatory zone amendment shall be recommended for adoption
pending adoption of the accompanying proposed Master Plan Amendment (WMPA23-0006) by
the Washoe County Board of County Commissioners and a finding of conformance
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 meets the following requirements:

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

WMPA23-0006 AND
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2. Compatible Land Uses. The proposed amendment will provide for land uses compatible
with (existing or planned) adjacent land uses, and will not adversely impact the public
health, safety or welfare;

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

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

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

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

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

North Valleys Area Plan Required Findings

Policy SV.21.3:

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

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

c. For amendments that propose new or intensified commercial land use, the scale of the
intended use has been shown to be community serving in nature.

d. For residential land use intensifications, the potential increase in residential units will not
exceed Washoe County’s applicable policy growth level for the North Valleys Area Plan,
as established under Goal One.

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 North Valleys planning area, the necessary improvements

WMPA23-0006 AND
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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, the
Washoe County Planning Commission, upon written request from the Regional
Transportation Commission, may waive this finding.

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

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

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

i. Any existing development in the North Valleys planning area, the Forest planning area, or
the Northeast Truckee Meadows planning area 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 Regulatory Zone Amendment Case Number WRZA23-0006 and the
amended North Valleys Area Plan Regulatory Zone Map included as Exhibit A to this resolution
to the Washoe County Board of County Commissioners.

ADOPTED on August 1, 2023.

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Trevor Lloyd, Secretary Rob Pierce, Chair

Attachment: Exhibit A — North Valleys Area Plan Regulatory Zone Map
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Public Notice

Washoe County Code requires that public notification for a special use permit must be mailed to
a minimum of 30 separate property owners within a minimum 750-foot radius of the subject
property a minimum of 10 days prior to the public hearing date. A notice setting forth the time,
place, purpose of hearing, a description of the request and the land involved was sent within a
750-foot radius of the subject property. A notice was also sent to the Nevada National Guard for
a potential military installation on APN #086-130-05. A total of 191 separate property owners were
noticed a minimum of 10 days prior to the public hearing date.

(e
Malley Park -

-
RIS OCRATWAT
T NS

Public Notice Map
Case Number WMP23-0006/WRZA23-0006 Learner Lemmon
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WASHOE COUNTY
HEALTH DISTRICT

ENHANCING QUALITY OF LIFE
May 19, 2023

Kat Oakley

Planner

Washoe County Community Services Department
Planning and Building Division

1001 E. 9% Street

Reno, NV 89512

Dear Ms. Oakley,

The EMS Oversight Program received the May Agency Memo II, requesting our review of the Master Plan Amendment
Case Number WMPA23-0006 and WRZA23-0006 (Learner Lemmon).

Based on the documentation provided, there may be traffic impacts that create an impact on emergency medical services
response time in the area of the proposed 87 lot development. However, should you need a complete Environmental
Impact Assessment, please contact the Washoe County Health District’s Division of Environment Health Services at
(775) 328-2434. This letter does not constitute a complete Environment Impact Assessment.

Advanced Life Support (ALS) fire and EMS services are provided by Truckee Meadows Fire Protection District and
ALS ambulance services are provided by REMSA and Truckee Meadows Fire Protection District through a Franchise
agreement with the Washoe County Health District. For the proposed site of the Learner Lemmon development,
REMSA s Franchise response requirement for life-threating calls is 8 minutes and 59 seconds for 90 percent of calls.

The closest hospital to the proposed site of the Learner Lemmon development, should residents require such services, is
Saint Mary’s Regional Medical Center which is 10.7 miles away. There are also several other acute care hospitals and

healthcare resources available in Washoe County.

It is recommended that the address numbers are clearly marked on the structures so the residents can be quickly located
by public safety agencies. Additionally, please ensure that all dwellings will meet ADA requirements, as appropriate.

Please feel free to contact me if you have any questions at emsprogram(@washoecounty.gov.

Sincerely,

7

Sabrina Brasue

EMS Coordinator

Washoe County Health District EMS Oversight Program
sbrasuell@washoecounty.gov

(775) 326-6043

1001 East Ninth Street | P.O.Box 11130 | Reno, Nevada 89520

EPHP Office: 775-326-6055 | Fax: 775-325-8130 | washoecounty.us/health
Serving Reno, Sparks and all of Washoe County, Nevada. Washoe County is an Equal Opportunity Employer.

EPIDEMIOLOGY AND PUBLIC HEALTH PREPAREDNESS @

PublicHealth
WNMPA23-0006 AND"
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Oakley, Katherine

From: Program, EMS

Sent: Wednesday, June 21, 2023 1:27 PM

To: Oakley, Katherine

Cc: Program, EMS

Subject: FW: May Agency Review Memo Il - Master Plan Amendment Case Number
WMPA23-0006 and WRZA23-0006 (Learner Lemmon)

Attachments: May Agency Review Memo Il.pdf; Learner Lemmon Letter_signed.pdf

Good afternoon,
For clarification purposes, | wanted to send a follow up to the letter/email previously sent.

The letter attached mentions this communication not constituting an Environment Impact Assessment. This letter
template is used for partners outside of the Washoe County agency. This sentence is a reminder of the role of the EMS
Oversight Program and our span of review and participation. There are no concerns about the proposed Master Plan
Amendment Case Number WMPA23-0006 and WRZA23-0006 (Learner Lemmon) from the EMS Oversight Program.

Thank you,
Sabrina.

Sabrina Brasuell

Pronouns: she/her

Office hours: 7:00AM — 3:30PM Remote on Mondays

EMS Coordinator | Epidemiology and Public Health Preparedness

Washoe County Health District

sbrasuell@washoecounty.gov | Cell: (775) 830-7118 | Office: (775) 326-6043
1001 E. Ninth St., Bldg. B. Reno, NV 89512

WASHOE COUNTY

HEALTH DISTRICT

ENHAMCING QUALITY OF LIFE  PublicHealth

Please take our customer satisfaction survey by clicking here

From: Program, EMS <EMSProgram@washoecounty.gov>

Sent: Friday, May 19, 2023 9:15 AM

To: Oakley, Katherine <KOakley@washoecounty.gov>

Cc: Program, EMS <EMSProgram@washoecounty.gov>

Subject: FW: May Agency Review Memo Il - Master Plan Amendment Case Number WMPA23-0006 and WRZA23-0006
(Learner Lemmon)

Hello,

The EMS Program has reviewed the May Agency Review Memo Il - Master Plan Amendment Case Number WMPA23-
0006 and WRZA23-0006 (Learner Lemmon) - and an attached letter provides a detailed response from the Program.

Thank you,

Sabrina.

WMPA23-0006 AND
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Date: May 25, 2023

To:  Kat Oakley, Planner

From: Robert Wimer, P.E., Licensed Engineer
Re:  Learner Lemmon

Master Plan Amendment WMPA23-0006; Regulatory Zone Amendment WRZA23-0006
APN: 080-461-08

Washoe County Engineering staff has reviewed the above referenced application. The
Engineering and Capital Projects Division recommends approval.

WMPA23-0006 AND
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Oakley, Katherine

From: Way, Dale

Sent: Tuesday, May 16, 2023 12:22 PM

To: Oakley, Katherine

Cc: Lemon, Brittany

Subject: WMPA23-0006 (Learner Lemmon) - Conditions of Approval
Kat,

“This project shall meet and comply with all requirements of currently adopted TMFPD fire codes, ordinances, and
standards at the time of construction to include infrastructure for fire apparatus access roads and water supply.”
https://tmfpd.us/fire-code/.

This parcel is located in Moderate Hazard WUI Zone.
Thank you.

Dale Way

dway@tmfpd.us | Office: 775.326.6000
3663 Barron Wy, Reno, NV 89511

”Committed to excellence, service, and the protection of life and property in our community”

WMPA23-0006 AND
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WASHOE COUNTY
HEALTH DISTRICT

ENHANCING QUALITY OF LIFE

May 30, 2023

Washoe County Community Services
Planning and Development Division

RE: Learner Lemmon; 080-461-08
Master Plan and Regulatory Zone Amendment; WMPA23-0006 & WRZA23-0006

Dear Washoe County Staff:

The following conditions are requirements of the Washoe County Health District, Environmental
Health Services Division, (WCHD), which shall be responsible for determining compliance with
these conditions.

Contact Name — James English - jenglish@washoecounty.us

a) Condition #1: The WCHD has reviewed the above referenced application and has no
issues with the proposed application.

b) Condition #2: If the project is approved as submitted, all future plans and development of
the parcel must be reviewed and approved by the WCHD.

If you have any questions or would like clarification regarding the foregoing, please contact James
English, EHS Supervisor at jenglish@washoecounty.us regarding all Health District comments.

Sincerely,

S Supervis
Environmental Health Services
Washoe County Health District

ENVIRONMENTAL HEALTH SERVICES |

1001 East Ninth Street | P.O.Box 11130 | Reno, Nevada 89520 FublicHealth
775-328-2434 | Fax: 775-328-6176 | washoecounty.us/health

Serving Reno, Sparks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer WMPA23-0006 AND
38 WRZA23-0006
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Oakley, Katherine

From: Pekar, Faye-Marie L.

Sent: Friday, June 9, 2023 3:20 PM

To: Oakley, Katherine

Subject: RE: May Agency Reviews Il WMPA23-0006 and WRZA23-0006 (Learner Lemmon)
Hi Kat,

Thank you for the additional information. Based on my review on behalf of Parks, | do not have any comments for |
WMPA23-0006 and WRZA23-0006 (Learner Lemmon).

Sincerely,

Faye-Marie L. Pekar, MPA
g‘}}'-_—-“\?\"l& Park Planner, Planning & Building Division | Community Services Department
w ':?’ fpekar@washoecounty.gov |

k\“‘]—ab—{// Visit us first online: www.washoecounty.gov/csd

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

000@

Have some kudos to share about a Community Services Department employee or experience? Submit a nomination for a
Washoe Star by clicking this link: WASHOE STAR

From: Oakley, Katherine <KOakley@washoecounty.gov>

Sent: Tuesday, June 6, 2023 6:44 PM

To: Pekar, Faye-Marie L. <FPekar@washoecounty.gov>

Subject: RE: May Agency Reviews Il WMPA23-0006 and WRZA23-0006 (Learner Lemmon)

Hi,
| attached their zoning map. Let me know if you have any additional comments!
Best,

Kat Oakley

g‘}}"__'"\?\"lé Planner, Planning & Building Division | Community Services Department
w |> koakley@washoecounty.gov | Direct Line: 775.328.3628

k\_____/}/ My working hours: Monday-Friday 8:00am to 5:00pm
rasl

Visit us first online: www.washoecounty.gov/csd

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm

1
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1001 East Ninth Street, Reno, NV 89512

000@

Have some kudos to share about a Community Services Department employee or experience?
Submit a Nomination

From: Pekar, Faye-Marie L. <FPekar@washoecounty.gov>

Sent: Thursday, June 1, 2023 11:59 AM

To: Oakley, Katherine <KOakley@washoecounty.gov>

Subject: May Agency Reviews [l WMPA23-0006 and WRZA23-0006 (Learner Lemmon)

Good Morning Kat,

| spoke with Joanne about the WMPA23-0006 and WRZA23-0006 (Learner Lemmon) case. From her look at WRMS and
her recollection of the area, the adjacent parcels that are City of Reno annexed are under development currently and
are not Reno Open Space. Knowing this, Parks does not have comments for this case. However, | would still like to
double check with you if City of Reno has submitted comments for this case before stating Parks is completely in the
clear.

Also, let me know when you receive the updated maps from the applicant for this project, | would like to review them.
Thank you,

——, Faye-Marie L. Pekar, MPA

‘g/'_'\""\@ Park Planner, Planning & Building Division | Community Services Department
= |
w || | fpekar@washoecounty.gov |

\\hﬁﬁd// Visit us first online: www.washoecounty.gov/csd

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

000@

Have some kudos to share about a Community Services Department employee or experience? Submit a nomination for a
Washoe Star by clicking this link: WASHOE STAR
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TMRPA

TRUCKEE MEADOWS REGIONAL PLANNING AGENCY

INITIAL REVIEW MEMORANDUM

TO: Kat Oakley, Washoe County
FROM: Chris Tolley, TMRPA
DATE: May 25, 2023

SUBJECT: TMRPA initial review of Washoe County case WMPA23-0006 (Learner Lemmon)

This memorandum provides the Truckee Meadows Regional Planning Agency’s (TMRPA) initial review
comments regarding the subject case (WMPA23-0006), as stated in the 2019 Truckee Meadows Regional
Plan (Policy RC 5).

The following constitutes an initial review based on the limited information available at the time of this
memorandum. TMRPA recognizes that the proposal may change through the jurisdictional review of the
case. Should the case be approved through Washoe County, the proposal will need to be formally
submitted to TMRPA for a review of conformance with the 2019 Truckee Meadows Regional Plan in its
entirety.

The request, as identified by Washoe County, is the following:

(1) Approve an amendment to the North Valleys Area Plan, a component of the Washoe County
Master Plan, to redesignate 8.566 acres of a 19.926-acre parcel from Rural (R) to Suburban
Residential (SR); and,

(2) Recommend adoption of an amendment to the North Valleys Regulatory Zone Map, to
redesignate 11.11 acres of a 19.926-acre parcel from Medium Density Suburban (MDS) to High
Density Suburban (HDS), to redesignate 3.292 acres of the same parcel from General Rural (GR)
to Medium Density Suburban (MDS), and to redesignate 5.27 acres of the same parcel from
General Rural (GR) to Open Space (0S)

[TMRPA notes: bolded text identifies the portion of the request that is subject to review under
the Regional Plan]

Potential conformance issues

The subject site is located within the Tier 3 Regional Land Designation, and per Policy RF 3 — Density
Requirements and Nonresidential Standards, the maximum density for lands within this tier is the
currently existing maximum. For the subject site, the maximum density is established by the existing
Suburban Residential and Rural land uses.

105 Terminal Way - Suite 316 « R NV 89502 + p:775.321.8385 - f: 775.321.8386 - t .
5 Terminal Way uite 3 eno 95 p: 775.321.8385 775.321.83 WMPR&%&%G AND

WRZA23-0006
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TMRPA Initial Review Memo
Washoe County case WMPA23-0006
Page 2

In order to intensify the subject site, a Regional Plan amendment to change the Regional Land Designation
to a higher priority Tier (e.g., from Tier 3 to Tier 2) is required. Please review Regional Plan Policy RF 5 for
additional information.

For reference, the Tier 2 Regional Land Designation begins immediately west and south of the subject site.

Finally, the Regional Plan amendment will need to be sponsored by the Washoe County Commission per
Nevada Revised States (NRS) section 278.0272(7) and the Regional Planning Governing Board’s
Regulations on Procedure section II.2. Please contact Regional Planning staff for any assistance with this
specific process.

Related Regional Plan policies

Please review the list of policies provided in this section, as the requirements of each should be addressed
(or connected to the implementing policy in the Washoe County Master Plan) in the analysis presented
for the subject case:

PG 4 — Affordable Housing Strategies

RF 3 — Density Requirements and Nonresidential Standards
RF 5 — Regional Land Designation Amendments

RF 11 — Compatibility Factors

PF 1 — List of Facilities and Service Standards

NR 3 — Development Constraints Area

Data and information related to Regional Plan implementation

Regional Land Designation: Tier 3

Request for comment from other local government and/or affected entities

None at this time

Other information for review

None at this time

Please do not hesitate to contact TMRPA staff at 775-321-8385 if you have any questions or comments
on this initial review memorandum. For more information, you can access the 2019 Truckee Meadows

Regional Plan and the Regional Data Viewer at www.tmrpa.org.
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REGIONAL TRANSPORTATION COMMISSION
Metropolitan Planning « Public Transportation & Operations » Engineering ¢ Construction

Metropolitan Planning Organization of Washoe County, Nevada

June 9, 2023

Kat Oakley

Community Services Department
County of Washoe

1001 East Ninth Street

Reno, NV 89512

RE: Learner Lemmon Residential Subdivision — Application for a Master Plan & Regulatory Zone
Amendment - RTC Comment Letter

Dear Ms. Oakley

RTC appreciates the opportunity to comment on the proposed Learner Lemmon Residential Subdivision project
located at 0 Pan American Drive in Washoe County. RTC is committed to working with County staff,
developers, and other stakeholders across Washoe County on transit-supportive developments that grow
ridership, reduce driving, and promote walkable neighborhoods.

The purpose of this letter is to provide recommendations based on the project’s proximity to any RTC existing
or upcoming roadway improvements.

Traffic Impact Study

The traffic study indicates that traffic generated by the proposed development will access the project area from
the regional road network via Fleetwood Drive at Lemmon Drive. Lemmon Drive is designated as an Arterial by
the 2050 Regional Transportation Plan (RTP).

There is currently no left turn lane from Lemmon Drive at this location. The background plus project volumes for
the left turn movement from northbound Lemmon Drive onto Fleetwood Drive exceed safe volume thresholds for
left turn movements directly from an uncontrolled arterial. The RTC recommends the applicant construct a left
turn lane with length appropriate to accommodate vehicle deceleration from Lemmon Drive and storage of
gueueing vehicles as described by the AASHTO Policy on Geometric Design of Highways and Streets.

The applicant should also be aware that RTC is scheduled to begin construction on the Lemmon Drive Segment
2 Project in 2025, which will widen Lemmon Drive from two lanes to four lanes north of Fleetwood Drive.

Active Transportation & Transit Orientation

The RTP emphasizes community revitalization projects that encourage walking and bicycling. In order to enhance
walkability, and bikeability, the County should consider requiring installation of wide sidewalks, pedestrian
lighting, ADA-compliant curb ramps, and easily accessible bike racks as a condition of project approval.

Additionally, RTC encourages the incorporation of pedestrian-oriented building design strategies such as placing
of building facades along the sidewalk, locating surface-level parking in alleys and away from walkways when
possible, and strategically including entrances and windows facing the street for convenient pedestrian access.

RTC Board: Ed Lawson (Chair) - Vaughn Hartung (Vice Chair) - Hillary Schieve - Alexis Hill - Devon Reese
PO Box 30002, Reno, NV 89520 - 1105 Terminal Way, Reno, NV 89502 - 775-348-0400 - rtcwashoe.com
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RTC looks forward to reviewing any further documents related to this project. If you have any questions regarding
this response, please contact Marquis Williams by phone at 775-332-0174, by email at
MWilliams@rtcwashoe.com, or by mail at the following address:

RTC Development Review
1105 Terminal Way, Suite 211
Reno, NV 89502

Sincerely,

Myl 2E

Marquis Williams
Senior Technical Planner

WMPA23-0006 AND
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From:

To:

Chisholm, Kyle W
Oakley, Katherine; Rodela, Brett A

Subject: RE: [EXTERNAL] WMPA23-0006/WRZA23-0006
Date:
Attachments: image007.png

Tuesday, June 20, 2023 7:40:19 AM

image008.png
image009.png
image010.png
image011.png

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or open attachments
unless you are sure the content is safe.]

Yes, same goes for the RPA.

Kyle Chisholm

School Property Planning Manager

Washoe County School District, Capital Projects
Office: (775) 789-3810

Email:

vi

Ly

Kyle.Chisholm@WashoeSchools.Net

Washoe County
School District.

From: Oakley, Katherine <KOakley@washoecounty.gov>

Sent: Friday, June 16, 2023 2:18 PM

To: Chisholm, Kyle W <Kyle.Chisholm@WashoeSchools.net>; Rodela, Brett A
<Brett.Rodela@WashoeSchools.net>

Subject: RE: [EXTERNAL] WMPA23-0006/WRZA23-0006

Okay, that makes sense, thank you. This particular request will require a Regional Plan Amendment to change
the parcel from Tier 3 to Tier 2; do you have any comments on it from that perspective, or would you still
reserve any comments for an actual development proposal? | ask particularly because an analysis of available
facilities, including schools, is part of the assessment of that request.

Appreciate your time, and have a good long weekend!
Best,

Kat Oakley
o Planner, Planning & Building Division | Community Services Department
| fl-/ VB koakley@washoecounty.gov | Direct Line: 775.328.3628

! My working hours: Monday-Friday 8:00am to 5:00pm

T Visit us first online: www.washoecounty.gov/csd
e

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

@00®

Have some kudos to share about a Community Services Department employee or experience?
Submit a Nomination

From: Chisholm, Kyle W <Kyle.Chisholm@WashoeSchools.net>
Sent: Thursday, June 15, 2023 3:57 PM

To: Oakley, Katherine <KOakley@washoecounty.gov>; Rodela, Brett A <Brett.Rodela@WashoeSchools.net>
Subject: RE: [EXTERNAL] WMPA23-0006/WRZA23-0006

WMPA23-0006 AND
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[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Hi Kat,

WCSD doesn’t project enrollments based on zoning applications because as you know, there is no “actual”
development occurring yet. Therefore, we will comment on any future tentative map if there are enrollment
concerns or needs for school capital facilities at the time actual density is planned & submitted to the County.
We also track building permits in coordination with the University of Nevada and plan for projected
enrollment growth based on what is actually being constructed.

Regards,

Kyle Chisholm

School Property Planning Manager

Washoe County School District, Capital Projects
Office: (775) 789-3810

Email: Kyle.Chisholm@WashoeSchools.Net

o
YW ooy
S:From'na'ﬂrkr_

From: Oakley, Katherine <KOakley@washoecounty.gov>
Sent: Thursday, June 15, 2023 3:47 PM
To: Rodela, Brett A <Brett.Rodela@WashoeSchools.net>; Chisholm, Kyle W

<Kyle.Chisholm@WashoeSchools.net>
Subject: [EXTERNAL] WMPA23-0006/WRZA23-0006

Importance: High

Hello,

Hope you are well. | am following up on a request for agency comments that was sent about a month
ago for this application (you can view it online here). The request would increase the maximum
residential density on 080-461-08 from about 34 units to 88 units. Do you have any concerns about
this? Are the schools serving this area currently operating at capacity, or is there still capacity left? Let
me know any thoughts you have. If you're able to get back to me soon, | would appreciate it, as | am
about to finalize my staff report on this item.

Best,

—— Kat Oakley
i""'“{-‘z Planner, Planning & Building Division | Community Services Department

| f{-‘m VB koakley@washoecounty.gov | Direct Line: 775.328.3628

\ /.' My working hours: Monday-Friday 8:00am to 5:00pm

\ TaEY / Visit us first online: www.washoecounty.gov/csd

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm

1001 East Ninth Street, Reno, NV 89512

0600@

Have some kudos to share about a Community Services Department employee or experience?
Submit a Nomination
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Oakley, Katherine

From: Zirkle, Brandon
Sent: Tuesday, May 16, 2023 9:29 AM
To: Roman, Brandon; Green, Jim D.; Giesinger, Chad; Handrock, Wayne; Philumalee,

Matthew; Pekar, Faye-Marie L.; Mayorga, Alexander R.; Crump, Eric S; Fink, Mitchell;
WRW(G; Beard, Blaine; Rosa, Genine; Restori, Joshua; Program, EMS; English, James;
Rubio, Wesley S; Kelly, David A

Cc: Emerson, Kathy; Albarran, Adriana; Lloyd, Trevor; Mullin, Kelly D.; Smith, Dwayne E;
Gustafson, Jennifer; Hein, Stephen; EHS Plan Review; West, Walt; Thomas, Janelle K;;
Oakley, Katherine; Weiche, Courtney; Olander, Julee; Wimer, Robert; Weiss, Timber A,
Solferino, Corey

Subject: RE: May Agency Review Memo ||

Good Morning,
Only note on these projects is flood mitigation on the Pan American project. That is on the border of an area that has
had significant flooding issues in the past few years. What are the mitigation efforts and what is the calculations for the

displaced run off from the high density housing. We have had complaints of flooding as recent as yesterday.

Thanks,

Captain Brandon Zirkle
Washoe County Sheriff’s Office
Valley Patrol Command

Office (775) 328-3354

Cell (775) 232-9477

From: Roman, Brandon <BRoman@washoecounty.gov>

Sent: Monday, May 15, 2023 3:25 PM

To: Green, Jim D. <JDGreen@washoecounty.gov>; Giesinger, Chad <CGiesinger@washoecounty.gov>; Handrock, Wayne
<WHandrock@washoecounty.gov>; Philumalee, Matthew <MPhilumalee @washoecounty.gov>; Pekar, Faye-Marie L.
<FPekar@washoecounty.gov>; Mayorga, Alexander R. <AMayorga@washoecounty.gov>; Crump, Eric S
<ECrump@washoecounty.gov>; Fink, Mitchell <MFink@washoecounty.gov>; WRWC <WRWC@washoecounty.gov>;
Zirkle, Brandon <BZirkle@washoecounty.gov>; Beard, Blaine <BBeard@washoecounty.gov>; Rosa, Genine
<GRosa@washoecounty.gov>; Restori, Joshua <JRestori@washoecounty.gov>; Program, EMS
<EMSProgram@washoecounty.gov>; English, James <JEnglish@washoecounty.gov>; Rubio, Wesley S
<WRubio@washoecounty.gov>; Kelly, David A <DAKelly@washoecounty.gov>

Cc: Emerson, Kathy <KEmerson@washoecounty.gov>; Albarran, Adriana <AAlbarran@washoecounty.gov>; Lloyd, Trevor

1
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Oakley, Katherine

From: Rebecca Palmer <rlpalmer@shpo.nv.gov>

Sent: Thursday, June 8, 2023 11:31 AM

To: Oakley, Katherine

Cc: Robin Reed

Subject: RE: WMPA23-0006/WRZA23-0006 Learner Lemmon MPA/RZA

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or open attachments unless you
are sure the content is safe.]

Good morning, Kat:

Thank you for reaching out to me concerning this proposed development on APN 080-461-08). There is a
large archaeological resource either on the parcel or immediately adjacent to it (26WA2179). The record for
this site dates to the 1970’s and has not been updated since that recording. It is possible that this
development may uncover Native American burials related to the pre-contact use of this area as a winter
occupation zone.

| strongly recommend that any proposal to grade or otherwise disturb this parcel include a stipulation for
notification to my office as is required by state law (NRS 383.170.1(a)). Additionally, it might be useful to
include a link to this page of our website: https://shpo.nv.gov/burials

Please note that the SHPO did not review this project for federal agency compliance with Section 106 of the
National Historic Preservation Act of 1966, as amended. If this is a federal action (e.g., requires a federal
permit, federal funding), federal agency consultation with this office is required for compliance with Section
106 of the National Historic Preservation Act of 1966, as amended.

Best Regards,

Rebecca Lynn Palmer

Administrator/State Historic Preservation Officer
Nevada State Historic Preservation Office

(0): 775-684-3443

rlpalmer@shpo.nv.gov

From: Oakley, Katherine <KOakley@washoecounty.gov>

Sent: Thursday, June 8, 2023 8:40 AM

To: Rebecca Palmer <rlpalmer@shpo.nv.gov>

Subject: WMPA23-0006/WRZA23-0006 Learner Lemmon MPA/RZA

Hello,

WMPA23-0006 AND
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| am a planner at Washoe County reviewing a project south of Swan Lake (APN 080-461-08). The proposal is for an
intensification of land use that would allow for an 88 parcel subdivision. We sent this to you about a month ago for
comment, and | just wanted to reach out and make sure you don’t have any concerns about the request. Our Master
Plan maps identify this area as low importance in terms of cultural resources, but the Swan Lake Master Plan references
some cultural resource inventories conducted by the National Guard in the 1990’s that indicated a pre-historic use of the
area during winter. Let me know if you have any questions or comments about the project, or if you'd like to discuss it.

Thank you,

— Kat Oakley
é}"""{%\\ Planner, Planning & Building Division | Community Services Department
| *:'@ 1% | koakley@washoecounty.gov | Direct Line: 775.328.3628

K\h____,/;;f My working hours: Monday-Friday 8:00am to 5:00pm

Visit us first online: www.washoecounty.gov/csd

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm

1001 East Ninth Street, Reno, NV 89512

000e

Have some kudos to share about a Community Services Department employee or experience?

Submit a Nomination
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Oakley, Katherine

From: Steve Shell <sshell@water.nv.gov>
Sent: Thursday, May 18, 2023 9:25 AM
To: Oakley, Katherine

Subject: WMPA23-0006

[NOTICE: This message originated outside of Washoe County -- DO NOT CLICK on links or open attachments unless you
are sure the content is safe.]

The Division of Water Resources has no comment.

As of June 1, 2021, the Office of the State Engineer is open to the public. Please call 684-2800
upon arrival and a representative will come down to escort you to our office.

Steve Shell

Water Rights Specialist Il

Department of Conservation and Natural Resources
Nevada Division of Water Resources

901 S. Stewart St., Suite 2002

Carson City, NV 89701

sshell@water.nv.gov

(0) 775-684-2836 | (F) 775-684-2811

Nevada Department of

NEVADA DIVISION g CONSERVATION
OF WATER RESOURCES | <@ NATURAL RESOURCES

Connect with us; 0 0 0
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Oakley, Katherine

From: Fink, Mitchell

Sent: Monday, June 5, 2023 9:18 AM

To: Oakley, Katherine

Subject: RE: WMPA23-0006/WRZA23-0006 Learner-Lemmon

For local residential streets we would use the Washoe County LOS requirements found in Section 11.436.20a Level of
Service. This is LOS C or as otherwise provided by the RTC which would allow for LOS D on regional roads. The North
Valley Area Plan may also have some language regarding LOS requirements.

Thanks,

Mitchell Fink, P.E. | Licensed Engineer
g \\.I ] Community Services Department | Engineering & Capital Projects Division
| / | mfink@washoecounty.gov| Office: 775.328.2050

73
g4
II
\\_ JL / 1001 E. 9t Street, Reno, NV 89512
LA For additional information, email engineering@washoecounty.gov or call 775.328.2040

000@

*Have some kudos to share about a Community Services Department employee or experience? Email allstars@washoecounty.gov
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The content of this email is the confidential property of Washoe County and should not be copied, modified, retransmitted, or used for
any purpose except with written authorization. If you are not the intended recipient, please delete all copies and notify us immediately.

From: Oakley, Katherine <KOakley@washoecounty.gov>
Sent: Friday, June 2, 2023 1:24 PM

To: Fink, Mitchell <MFink@washoecounty.gov>
Subject: RE: WMPA23-0006/WRZA23-0006 Learner-Lemmon

Hi Mitch,

Just following up on this. Is there a Washoe County plan that establishes minimum acceptable LOS for local roads?

Thanks,

51

Kat Oakley
Planner, Planning & Building Division | Community Services Department
koakley@washoecounty.gov | Direct Line: 775.328.3628

My working hours: Monday-Friday 8:00am to 5:00pm

Visit us first online: www.washoecounty.gov/csd

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm

1001 East Ninth Street, Reno, NV 89512

000@

Have some kudos to share about a Community Services Department employee or experience?

1
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| Submit a Nomination

From: Oakley, Katherine

Sent: Tuesday, May 30, 2023 5:20 PM

To: Fink, Mitchell <MFink@washoecounty.gov>

Subject: RE: WMPA23-0006/WRZA23-0006 Learner-Lemmon

Thank you. The traffic impact study wasn’t originally uploaded with the application, but it should be online now if you
want to look at it here. They say everything is within an acceptable level of service, so | guess that’s all good. Generally
speaking, which plan should | go to to look for level of service designations? Is that the regional transportation plan, or
one of our plans? Thank you for your help.

Best,

— Kat Oakley

1| | koakley@washoecounty.gov | Direct Line: 775.328.3628
K\_ // My working hours: Monday-Friday 8:00am to 5:00pm

35'-‘,.;"_!_' Yo Planner, Planning & Building Division | Community Services Department

Visit us first online: www.washoecounty.gov/csd

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

2600@

Have some kudos to share about a Community Services Department employee or experience?

Submit a Nomination

From: Fink, Mitchell <MFink@washoecounty.gov>

Sent: Tuesday, May 30, 2023 3:26 PM

To: Oakley, Katherine <KOakley@washoecounty.gov>
Subject: RE: WMPA23-0006/WRZA23-0006 Learner-Lemmon

Hi Kat,

The Learner-Lemmon development should be doing a traffic impact report for the project, and this will take into account
the concerns below. If the Level of Service (LOS) drops below the requirements the report will have proposed
mitigations to address this, or we will request mitigations upon review. There may have already been a traffic impact
report completed but | don’t remember seeing.

| hope this answers your questions.

'EFF‘”";;; Mitchell Fink, P.E. | Licensed Engineer
fr"{ \‘-.‘E. Community Services Department | Engineering & Capital Projects Division
/ mfink@washoecounty.gov| Office: 775.328.2050

\\_____/ / 1001 E. 9™ Street, Reno, NV 89512
L For additional information, email engineering@washoecounty.gov or call 775.328.2040
000®
*Have some kudos to share about a Community Services Department employee or experience? Email allstars@washoecounty.gov
2
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The content of this email is the confidential property of Washoe County and should not be copied, modified, retransmitted, or used for
any purpose except with written authorization. If you are not the intended recipient, please delete all copies and notify us immediately.

From: Oakley, Katherine <KOakley@washoecounty.gov>
Sent: Tuesday, May 30, 2023 2:34 PM

To: Fink, Mitchell <MFink@washoecounty.gov>

Subject: WMPA23-0006/WRZA23-0006 Learner-Lemmon

Hi Mitch,

Hope you had a good long weekend. I’'m reaching out about the above application because | know that traffic is going to
be a main point of contention. I’'m wondering if there are any plans/intentions to connect Lear Blvd, and if so what the
timeline is for that. Also, there are a couple of findings relating to traffic I'll need to make that have to do with level of
service. I've copied them below:

NV.21.3

b. A traffic analysis has been conducted that clearly identifies the impact to the adopted level of service within the North
Valleys planning area 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.

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 North Valleys planning area, 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, the Washoe County Planning Commission, upon written request
from the Regional Transportation Commission, may waive this finding.

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.

Are you able to provide any insights on these points? I’'m also happy to call to discuss.
Thank you!
— Kat Oakley

f.f:}s;,z - K‘}'-.I Planner, Planning & Building Division | Community Services Department
' @ |=| | koakley@washoecounty.gov | Direct Line: 775.328.3628

-\:\\.___ L. / My working hours: Monday-Friday 8:00am to 5:00pm

Visit us first online: www.washoecounty.gov/csd

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

000@

Have some kudos to share about a Community Services Department employee or experience?
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WASHOECOUNTY .....

COMMUNITY SERVICES Reno, NV 89503

INTEGRITY COMMUNICATION SERVICE Phone: (775) 328-3600
Fax: (775) 328-3699

May 24, 2023
TO: Kat Oakley, Planner, CSD, Planning & Development Division
FROM: Timber Weiss, Licensed Engineer, CSD

SUBJECT: Master Plan Amendment Case Number WMPA23-0006 and WRZA23-0006
(Learner Lemmon)

Project description:

The applicant is proposing to:

(1) Approve an amendment to the North Valleys Area Plan, a component of the Washoe County
Master Plan, to redesignate 8.566 acres of a 19.926-acre parcel from Rural (R) to Suburban
Residential (SR); and,

(2) Recommend adoption of an amendment to the North Valleys Regulatory Zone Map, to
redesignate 11.11 acres of a 19.926-acre parcel from Medium Density Suburban (MDS) to High
Density Suburban (HDS), to redesignate 3.292 acres of the same parcel from General Rural (GR)
to Medium Density Suburban (MDS), and to redesignate 5.27 acres of the same parcel from
General Rural (GR) to Open Space (OS); and,

(3) If approved, authorize the chair to sign resolutions to this effect.

Location: 0 Pan American Dr * Assessor’s Parcel Number(s): 080-461-08

The Community Services Department (CSD) recommends approval of this project with the
following Water Rights conditions:

The parcel is shown to be within TMWA service area. Also, the application states that necessary
water rights will be acquired from TMWA/Vidler at the time of project construction.

Recommend approval with the condition that the subsequent subdivision map must include TMWA
note and approval.

WWW.WASHOECOUNTY.US

WMPA23-0006 AND
54 WRZA23-0006
EXHIBIT D



Oakley, Katherine

From: Behmaram, Vahid

Sent: Wednesday, May 17, 2023 10:30 AM

To: Oakley, Katherine; Weiss, Timber A.

Subject: RE: WMPA23-0006/WRZA23-0006 Learner Lemmon

Hi Kat: this is a prime example of how outdated our Arae Plans, and development code
is. Department of water resources was dissolved in 2015 and no longer exists, neither does our
ability to make such conformance findings.

Consequently, we have relied on TMWA as the succeeding water purveyor for such

findings. You will find an acknowledgment from TMWA dated May 2, 2023 signed by Tim
Simpson in the applicants submittal package which provide W. Co. with the necessary findings
to approve as related to the highlighted section below.

seceun >~ | Vahid Behmaram

/ ~\%Y\ | Water Rights & Water Resources Consultant (Temporary Contractor)
w vbehmaram@washoecounty.gov Office: (775)954-4647; Fax (775) 328-6133
SRS */ | Washoe County Community Services Dept.

B8 1001 E. 9th, St., Reno, NV 89512

From: Oakley, Katherine <KOakley@washoecounty.gov>
Sent: Wednesday, May 17, 2023 9:37 AM

To: Weiss, Timber A. <TWeiss@washoecounty.gov>

Cc: Behmaram, Vahid <VBehmaram@washoecounty.gov>
Subject: WMPA23-0006/WRZA23-0006 Learner Lemmon

Hi both,

The latest round of agency review requests included the above MPA/RZA request. Per the North Valleys Area Plan, | will
need to make the following finding related to water resources:

NV.21.3 (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 North Valleys by the Department of Water Resources. The Department of Water
Resources will establish and maintain the standards and methodologies for these feasibility studies.

Is this a finding you would be able to assess, and if so, could you include that in your comments? Thank you, and let me
know if you have any questions.

Best,

WMPA23-0006 AND
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Kat Oakley
Planner, Planning & Building Division | Community Services Department
koakley@washoecounty.gov | Direct Line: 775.328.3628

My working hours: Monday-Friday 8:00am to 5:00pm

Visit us first online: www.washoecounty.gov/csd

Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm

1001 East Ninth Street, Reno, NV 89512

26009

Have some kudos to share about a Community Services Department employee or experience?

Submit a Nomination
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XVI.

Community Outreach Meeting Summary
Meeting Location: 255 Patrician Dr. Reno NV 89506
Meeting Date/Time: February 22" 2023, 6:30pm PST
Meeting lead by: Kenneth Krater

Number of attendees: Nine (See attached Sign in sheet)

The meeting started with an introduction of the project and the required notification to the adjacent
property owners. Attendees brought up traffic concerns about the new interchange at the freeway at
Lemmon Drive and the Freeway. It was noted that timing adjustments may be needed at the
interchange.

Next discussed was the property location and location of the the FEMA 100 year flood contour line. The
next topic of discussion led into potential building footprints, common area buffers to the east and south
adjoining existing homes on Fleetwood and Budger, and associated setbacks from these adjacent
properties. The attendees mentioned concern of existing gates in their backyards and access. The
retention basin was explained to the attendees and how it is required by code.

A few additional topics that come up after the formal presentation was sewer relocation, traffic in their
neighborhoods/school, public use of parks within development and new fence along east and south
adjacent properties.

An audio tape of the meeting is included as an attachment in the Neighborhood Meeting portal. Note
that due to issues downloading files, there are a total of eight audio files in the portal to capture the
entire meeting.
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MASTER PLAN & REGULATORY ZONE
AMENDMENTS & A TENTATIVE MAP

FOR

LEARNER LEMMON RESIDENTIAL
SUBDIVISION

PHOTO OF SITE LOOKING NORTH FROM
PAN AMERICAN DRIVE NEAR THE SW PROPERTY CORNER

To BE SuBMITTED TO WASHOE COUNTY PLANNING
May 8, 2023
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Application for a Master Plan & Requlatory
[one Amendment plus a Tentative Map

For

Learner Lemmon

Prepared For:

LC Learner, LLC

325 Harbour Cove Dr. Suite 219
Sparks, NV 89434

Prepared By:
KRrATER CONSULTING Group, PC

A Nevada professional corporation
1165 Mount Rose Street
Reno, Nevada 89509
(775) 815-9561

May 8, 2023
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Washoe County Development Application

Your entire application is a public record.

If you have a concern about releasing

personal information, please contact Planning and Building staff at 775.328.6100.

Project Information

Staff Assigned Case No.:

Project Name:

Learner Lemmon

Project

- Master Plan & Regulatory Zone Amendments along with a tentative maps to allow
Description: development of an 87 lot single-family residential subdivision on Pan American Drive.

Project Address: 0 Pan American Drive

Project Area (acres or square feet): 19.926 acres

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

Southeast corner of Pan American Drive and the future Lear Blvd.

Assessor’s Parcel No.(s): Parcel Acreage:

Assessor’s Parcel No.(s): Parcel Acreage:

080-461-08 19.926

Case No.(s). N/A

Indicate any previous Washoe County approvals associated with this application:

Applicant Information (attach additional sheets if necessary)

Property Owner:

Professional Consultant:

Name: LEARNER, BRETT H & LEARNER, BRYAN A

Name: Krater Consulting Group, PC

Address: 1540 ROMA COURT

Address: 1165 Mount Rose Street

Reno, NV Zip: 89523 Reno, NV Zip: 89509
Phone: Fax: Phone: 775-815-9561 Fax:

Email: Email: ken@kraterconsultinggroup.com
Cell: Other: Cell: 775-815-9561 Other:

Contact Person: Brett Learner

Contact Person: Ken Krater

Applicant/Developer:

Other Persons to be Contacted:

Name: Krater Consulting Group, PC

Name: LC Learner, LLC

Address: 1165 Mount Rose Street

Address: 325 Harbour Cove Drive #219

Reno, NV Zip: 89509

Sparks, NV Zip: 89434

Phone: 775-815-9561 Fax:

Phone: (949) 322-9959 Fax:

Email: ken@kraterconsultinggroup.com

Email: jholbrook@landcapip.com

Cell: 775-815-9561 Other: Cell: (949) 322-9959 Other:
Contact Person: Ken Krater Contact Person: Jeff Holbrook
For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
WMBR23.6906 AND
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1. Master Plan Amendment

Supplemental Information
(All required information may be separately attached)

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

|

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

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

A request to add, amend, modify or delete any of the adopted policies in the area plans and/or
specific language found in the area plans

Other (please identify):

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe

County

Master Plan. Staff will review the application to determine if the amendment request is in

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

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

Master Plan and Regulatory amendments are requested to account for the fact that no development constrained areas
exist in this area, Tier 2 land per the Truckee Meadows Regional Planning Agency adjoins the property to the north and
west, public services are available for the area, and public utilities adjoin the site appropriate for the planned project and
densities

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

A Conditional Letter of Map Revision including a technical amendment are under way that will clarify the fact that the
entire property it outside the 100 year flood plain. Detailed geotechnical testing that included perk tests show that the
intended project is suitable for development.

3. Please provide the following specific information:

a. What is the location (address or distance and direction from the nearest intersection of the
subject property)? Attach, for map amendments, a legal description. For all other amendments,
what is the area subject to the request?

0 Pan American Drive, SE corner of Pan American Drive and the future Lear Boulevard. See the attached legal
description from the Deed.
Washoe County Planning and Building December 2018
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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b. Please list the following proposed changes (attach additional sheet if necessary):

Assessor’'s Master Plan Existing Proposed Proposed Acres
Parcel Designation Acres Master Plan
Number Designation
080-461-08 Suburban Res. (57%) 11.354 Suburban Residential 11.11
080-461-08 Suburban Res. Suburban Residential 0.248
Rural (43%) 8.566 Suburban Residential 3.292
Rural Suburban Residential 5.27

c. What are the adopted land use designations of adjacent parcels?

North Parks, Greenways, and Open Space (City of Reno)
South Suburban Residential

East Suburban Residential

West Single Family (City of Reno)

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

Vacant Land

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

Upland with Sagebrush, Rabbitbrush and similar Native Vegetation

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

a. |Is property located in the 100-year floodplain? (If yes, attach documentation of the extent of the
floodplain and any proposed floodplain map revisions in compliance with Washoe County
Development Code, Article 416, Flood Hazards, and consultation with the Washoe County
Engineering & Capital Projects Division.)

|EI Yes |ﬁNo

Explanation:

See the attached Development Suitability Exhibit

b. Does property contain wetlands? (If yes, attach a preliminary delineation map and describe the
impact the proposal will have on the wetlands. Impacts to the wetlands may require a permit
issued from the U.S. Army Corps of Engineers.)

O Yes | x No
Washoe County Planning and Building December 2018
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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Explanation:

See the attached Development Suitability Exhibit

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

|EI Yes |X No

Explanation:

See the attached Development Suitability Exhibit

d. Does the property contain geologic hazards such as active faults, hillside, or mountainous areas?
Is it subject to avalanches, landslides, or flash floods? Near a stream or riparian area such as the
Truckee River, and/or an area of groundwater recharge? If the answer is yes to any of the above,
check yes and provide an explanation.

|EI Yes |X No |

Explanation:

See the attached Development Suitability Exhibit & Geotechnical Report.

e. Does the property contain prime farmland, within a wildfire hazard area, geothermal or mining
area, and/or wildlife mitigation route? If the answer is yes to any of the above, check yes and
provide an explanation.

|X Yes |EINO |

Explanation:

The site lies within a Moderate Fire Risk Rating area.

7. Are any archaeological, historic, cultural, or scenic resources in the vicinity or associated with the
proposed amendment? If the answer is yes to any of the above, check yes and provide an
explanation.

|EI Yes |X No

Explanation:

See the attached Development Suitability Exhibit

8. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.g. Cold Springs, Warm Springs, etc.] require
proof of water rights be submitted with applications. Provide copies of all water rights documents,
including chain of title to the original water right holder.)

O Yes | X No (Available for Purchase from Vidler/TMWA) |
Washoe County Planning and Building December 2018
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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If yes, please identify the following quantities and documentation numbers relative to the water rights.
Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of
Water Resources of the Department of Conservation and Natural Resources).

a. Permit # acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other # acre-feet per year

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

An annexation application and Discovery have been filed with TMWA. TMWA serves all adjoining developed properties.

9. Please describe the source and timing of the water facilities necessary to serve the amendment.
a. System Type:
4 Individual wells
U Private water Provider:
& Public water Provider: TMWA
b. Available:
| X Now Q 1-3years Q 3-5years Q 5+ years |
c. If a public facility is proposed and is currently not available, please describe the funding
mechanism for ensuring availability of water service.
| N/A - currently available |
10. What is the nature and timing of sewer services necessary to accommodate the proposed
amendment?
a. System Type:
O Individual septic
Public system | Provider:
b. Available:
| X Now | Q 1-3years | Q 3-5years Q 5+ years
c. If a public facility is proposed and is currently not available, please describe the funding
mechanism for ensuring availability of sewer service. If a private system is proposed, please
describe the system and the recommended location(s) for the proposed facility.
N/A - currently available
11. Please identify the street names and highways near the proposed amendment that will carry traffic to
the regional freeway system.
Washoe County Planning and Building December 2018
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12. Will the proposed amendment impact existing or planned transportation systems? (If yes, a traffic
report will be required.)

|x Yes (Minimal Impact, see traffic study) | Q No

13. Community Services (provided and nearest facility):

a. Fire Station TRUCKEE MEADOWS FIRE STATION 44, 5.4 miles (+/-3 miles upon completion of Lear Blvd)
b. Health Care Facility Numerous Health Care/Urgent Care Facilities near Lemmon Dr. & US 395
c. Elementary School Lemmon Valley Elementary School, 0.6 Miles

d. Middle School O'Brien Middle School, 4.5 Miles

e. High School North Valley's High School, 4.2 Miles

f. Parks Lemmon Valley Park (0.5 Miles) & North Valley's Regional Park (3.5 Miles)
g. Library North Valley's Library, 3.5 Miles

h. Citifare Bus Stop Adjoins RTC Flex Ride Service area (See attached)

14. Describe how the proposed amendment fosters, promotes, or complies with the policies of the
adopted area plans and elements of the Washoe County Master Plan.

a. Population Element:

The project fits with Goal Three: Plan for a balanced development pattern that includes employment and
housing opportunities, public services and open spaces.

b. Conservation Element:

|Neg|igib|e impacts to the County's cultural and scenic, land, water, air and related resources. |

c. Housing Element:

| Provides much needed housing that area citizens can afford with close proximity to services & employment. Will |
promote homeownership opportunities.

d. Land Use and Transportation Element:

|Takes advantage of existing transportation infrastructure with close proximity to services & employment. |

e. Public Services and Facilities Element:

| Takes advantage of existing services and facilities in close proximity. |

—h

Adopted area plan(s):

Will comply with all aspects of the North Valleys Area Plan and Lemmon Valley SCMA

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

See Plan Maintenance Section VII. in this Application

Applicant Comments

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

Washoe County Planning and Building December 2018
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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The proposed master plan amendment, Regulatory Zone Amendment, and Tentative
Map fully comply with the provisions of the North Valley's Area Plan and the Washoe

neighborhood. See the additional enclosed materials for further project justification.

County Master Plan. The availability of public services, private utilities, and an adequate
transportation network will ensure adequate facilities and services for future residents.
The site has soils suitable for the proposed project and sufficient engineering and testing
has been completed to ensure the project will have minimal impacts to the surrounding

Washoe County Planning and Building December 2018
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IV. 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. — Response: The site is
characterized with minimal topographical relief (Slopes < 5%) and upland
vegetation such as sagebrush, rabbitbrush and other native shrubs and grasses.
The current Rural Land Use Designation being 8.568 acres has no development

constraints as indicated by both the Truckee Meadows Regional Plan and North
Valleys Area Plan. SEE FIGURES 1 AND 2.

Knolls

[ Jmvsa

[ ] Tribal Lands
/' Major Roads
Development
Constraint Type
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FIGURE 1: TRUCKEE MEADOWS REGIONAL PLAN — DEVELOPMENT CONSTRAINTS
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A few years ago, a major drainage improvement was completed west of the site to
channel storm waters into a major drainage channel as flood waters flow to Lemmon
(Swan) Lake. A letter of map revision (LOMR) was completed upon city and county
acceptance of the improvements. Prior to the LOMR being completed, the far northeast
corner of the site was depicted as being in a Zone A flood zone. (FIGURE 3, FEMA FLOOD
INSURANCE RATE MAP (FIRM)). Upon completion of the drainage channel improvements
and FEMA approval of the LOMR, a significant portion of the Lemmon Valley area was
removed from the flood zone area and hence, homeowners can now choose whether to
purchase flood insurance. (FIGURE 4)

With the recent flooding in 2017-2019, we understand Washoe County is working with
other agencies to complete a new Conditional Letter of Map Revision (CLOMR) and
ultimately a LOMR to raise the flood elevation level 0.7 feet as indicated by a
comprehensive hydrology study completed since the flood years. With this study, it was
found that the contours used in the prior FEMA mapping were in error and an
administrative amendment is being completed simultaneously to implement accurate
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topographical mapping. As a result, the flood zone upon FEMA approval of the
applications will result in the flood zone being several hundred feet north of the site. In
summary, the Truckee Meadows Regional Plan Development Constraints Map and North
Valleys Area Plan Development Suitability Map are both correct in terms of showing no
site related development constraints in regard to flooding. FIGURE 5 shows current
Washoe County contours. The current flood elevation level of 4,924’ is highlighted. We
understand the proposed new flood elevation level will be 4,924.7°.
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FIGURE 3: FEMA FIRM MAP PRIOR TO COMPLETION OF MAJOR DRAINAGEWAY IMPROVEMENTS.

Finally, the geotechnical report shows that the site is entirely suitable for the proposed
development. Detailed percolation tests and groundwater studies were completed to
ensure that the planned infiltration basin will perform as intended to fully prevent
Lemmon Lake from increasing in height during flood events as a result of development.

As described in the Section of the Application entitled, “Compliance with the North
Valleys Area Plan”, the project is fully in compliance with the Plan and hence, the
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Proposed Amendment will be in substantial compliance with the policies and action
programs of the Master Plan.

\\ ehoc Cdite
== \niuvorpur. 1INI NS
J20019
— 139300y
/: ZONE AE
: {EL 4924)

B \__R\

LEAR
BLVD

__Yr
City of g
.. Rene g L
o7 320020 &
SITE 1 |

P,
ZONE AO, 7=
(DEPTH rT“‘\\ _

>

GRAND FALLS OR
—_—
{

+‘r1 2 + Jz‘ /
\'th!X"Coanl pij g}g 17
Lainrorilonltft!Arus S =€ §1 E
J20019 selir f\APﬂimLL ST 3
el 3 43435.8
(DEPTH 19 .
TRLENE DR

%R

BTN

A ¢

FIGURE 4 — CURRENT FEMA FIRM MarP

WMPA23-0006 AND
71 WRZA23-0006
EXHIBITF



72

FIGURE 4 — CURRENT WASHOE COUNTY CONTOURS

(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. — Response: The existing single family homes located east
and south of the site (SEE FIGURE 6) also have a land use designation of Suburban
Residential with a zoning designation of Medium Density Suburban. The proposed
zoning includes a mix of Medium Density Suburban, High Density Suburban, and
Open Space that will allow a maximum density of 4.5 dwelling units per acre via
the three zoning designations, negating the need for a development agreement.
City of Reno land lies to the west with a zoning designation of SF8 or a maximum
density of 8 dwelling units per acre.

The site is bordered to the east and south by 10,000 sq. ft. minimum size lots with
an overall project density of 3.37 dwelling units per acre. To compensate for the
smaller lots and slightly higher density of just under 4.5 dwelling units per acre, a
30’ to 35’ wide buffer area is provided that will encompass a trail connecting to
Lear Boulevard and Pan American Drive. Trees will be planted strategically in this
area to minimize viewavisual impacts to adjoining neighbors but to help screen the
new homes. In summary, the proposed amendment will provide for land uses
compatible with adjacent land uses, and will not adversely impact the public
health, safety or welfare.
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FIGURE 6 — AERIAL PHOTO (SITE IS HIGHLIGHTED)

(3) Response to Changed Conditions; more desirable use. The proposed amendment

responds to changed conditions or further studies that have occurred since the plan was
adopted by the Board of County Commissioners, and the requested amendment represents a
more desirable utilization of land. Response: As discussed in this application, no
development constraints exist on this parcel and recent action by FEMA and the county
now clearly demonstrate that no portion of the property lies within a flood zone. In fact,
the actual Zone A Flood Zone lies several hundred feet north of the property via a current
administrative amendment being filed with FEMA to provide correct contour information.
Overall, the proposed amendments will allow for a more desirable utilization of the land

by further promoting housing opportunities and compatibility with surrounding land
uses.
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(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. — Response: As discussed in the application, all
needed services are in close proximity to this project that falls within the Lemmon Valley
Suburban Character Management Area including public safety facilities. The property lies
in a Moderate Fire Rating category.

(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. — Response: The proposed amendment
will promote a desired pattern for the orderly physical growth of the County with a better
allocation of the land for single family residential home development that takes into
account open space and outdoor recreational opportunities, access and traffic concerns,
desire for public trails, and respect for the scenic and rural heritage of the area.

(6) Effect on a Military Installation When a Military Installation is Required to be Noticed. The
proposed amendment will not affect the location, purpose and mission of the military installation.
— Response: There is no military installation in the vicinity of the project.

Notes on Truckee Meadows Regional Plan Conformance:

The project lies within the Truckee Meadows Service Area and has a Tier 3 Land Designation
within the Truckee Meadows Regional Plan:

Tier 3 Land

Area that is generally on the periphery of the TMSA and contains low density development, is
undeveloped, or contains significant development constraints. Development in this area is lowest on the
priority hierarchy for lands within the TMSA. Public facility or service provision is generally not available or
planned for.

This property lies fully within the TMSA (Truckee Meadows Service Area), has no development
constraints, and has full access to public and private utilities and public services including an
elementary school within walking distance. Soils are fully compatible with the proposed
development and percolation rates and groundwater levels are fully supportive of the proposed
infiltration basin. This Tier 3 area that extends to Lemmon Drive is no longer contained within a
Zone A Flood Zone as discussed in this application. Note that the land lying to the north and
west lies within a Tier 2 Land Designation:

Tier 2 Land

Area within the TMSA where there is generally less dense development occurring at suburban levels, with
some higher density nodes, and third in the priority hierarchy for development. A variety of residential and
non-residential uses exist in this area. Public facility and service provision is currently in place or is
planned. There is a desire to have connectivity to Tier 1 Lands and Mixed Use Core area through multi-
modal means.
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Table 3.1 — Regional Land Designation Requirements

Regional Land
Designation

Minimum Density
(du/acre)

Maximum Density
(du/acre)

Nonresidential

Standards

Tier 2 Land

No minimum

30 du/ac

None

We envision 87 lots for the development to be entitled with the Tentative Map. For the 19.926 acre parcel,
this would equate to a density of 4.37 dwelling units per acre. These densities fit well within the Tier 2
Regional Land Designation Requirements. Thus, we feel that the proposed amendment fully complies
with the Truckee Meadows Regional Plan.

Per Page 90 of the Truckee Meadows Regional Plan:

Alternative densities or alternative nonresidential standards may be utilized in certain
circumstances, where the requirements are determined to not be appropriate. TMRPA will track
and review the usage of these alternatives to ensure that they are not impacting desired Regional

Form.

A Tier 3 designation is clearly not appropriate for the site. Tier 2 is the appropriate Land Designation. We
reached out to the Truckee Meadows Regional Planning Agency on this issue and learned that the Tier 2
designation can be applied to the site at the time of the Master Plan Conformance Review process.
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Master Plan Amendment

Washoe County Code (WCC) Chapter 110, Article 820, Amendment of the Master Plan, provides the
method for amending the Master Plan, including requests to change a master plan designation
affecting a parcel of land or a portion of a parcel. A Master Plan Amendment may be initiated by the
Board of County Commissioners, by the Director of Planning and Building, or an owner of real
property or the property owner's authorized agent may initiate an amendment by submitting an
application. See WCC 110.820, for further information.

Development Application Submittal Requirements

Applications are accepted on the 8t of January, May, and September. If the 8t falls on a non-business
day, applications will be accepted on the next business day.

If you are submitting your application online, you may do so at

1. Fees: See Master Fee Schedule. Most payments can be made directly through the OneNV.us
portal. If you would like to pay by check, please make the check payable to Washoe County and
bring your application and payment to the Community Services Department (CSD).

XX
XX

XX

XX

XX
XX

XX

XX

XX
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10.

Development Application: A completed Washoe County Development Application form.

Owner Affidavit: The Owner Affidavit must be signed and notarized by all owners of the property
subject to the application request.

Proof of Property Tax Payment: The applicant must provide a written statement from the Washoe
County Treasurer’'s Office indicating all property taxes for the current quarter of the fiscal year on the
land have been paid.

Neighborhood Meeting: This project may require a Neighborhood Meeting to be held prior to
application submittal. Please contact Washoe County Planning at Planning@washoecounty.gov or by
phone at 775-328-6100 to discuss requirements.

Application Materials: The completed Master Plan Amendment Application materials.

Traffic Impact Report: Traffic impact reports are required whenever the proposed amendment will
create the potential to generate 80 or more weekday peak hour trips as determined using the latest
edition of the Institute of Transportation Engineers (ITE) trip generation rates or other such sources,
as may be acceptable by Washoe County Engineering. Projects with less than 200 peak hour trips
may not need to perform an impact analysis for future years. Traffic consultants are encouraged to
contact Engineering staff prior to preparing a traffic impact report.

Application Map Specifications: If this request involves a change to a map within the Master Plan,
provide a map to be drawn using standard engineering scales (e.g. scale
17 =100, 1” = 200’, or 17 = 500’) clearly depicting the area subject to the request, in relationship to
the exterior property lines. All dimensions and area values shall be clearly labeled and appropriate
symbols and/or line types shall be included in the map legend to depict the map intent.

Compliance with Planning Area Special Requirements: Several planning areas (e.g. North
Valleys, South Valleys, etc.) have additional submittal requirements, especially related to proof of
sufficient water rights to serve the proposed master plan amendment. Please consult the Master
Plan and the Washoe County Development Code, Division Two, for the planning area(s) to be
impacted prior to submitting a Master Plan Amendment Application.

Digital File: If this request involves a change to a map within the Master Plan, the applicant must
provide an electronic file representing the scale, location, and size (in acres) of the proposed Master
Plan changes. The file shall match any exhibits and/or acreage information contained within the
original paper application. Preferred file format will be compatible with ESRI Geographic Information
System (GIS) software technology (AutoCAD files are acceptable but should only include the polygon

Washoe County Planning and Building January 2023
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layer information necessary to determine the location and size of the proposed land use change
request). The data provided will be used by staff to create a “side-by-side” comparison map of
existing and proposed land use and will also be the basis for official changes to the Washoe County
land use database should the request be approved. The data may also be used for three
dimensional (3D) modeling of the request during the permit review and public hearing process.

XX 11. Submission Packets: One (1) packet and a flash drive. Any digital documents need to have a
resolution of 300 dpi. If materials are unreadable, you will be asked to provide a higher quality copy.
The packet shall include one (1) 8.5” x 11” reduction of any applicable site plan, development plan,
and/or application map. Labeling on these reproductions should be no smaller than 8 point on the
8.5” x 11" display. Large format sheets should be included in a slide pocket(s). Any specialized
reports identified above shall be included as attachments or appendices and be annotated as such.

Notes:

XX. 0] Application and map submittals must comply with all specific criteria as established in the
Washoe County Development Code and/or the Nevada Revised Statutes.

XX. (i) Appropriate map engineering and building architectural scales are subject to the approval of
the Planning and Building and/or Engineering and Capital Projects.

XX. (iii) All oversized maps and plans must be folded to a 9” x 12” size.

XX. (iv) Based on the specific nature of the development request, Washoe County reserves the right
to specify additional submittal packets, additional information and/or specialized studies that
clarify the potential impacts and potential conditions of development in order to minimize or
mitigate impacts resulting from the project. No application shall be processed until the
information necessary to review and evaluate the proposed project is deemed complete by
the Director of Planning and Building.

N/A (V) Labels: If the assigned planner determines the abandonment will affect the access to a
mobile home park, the applicant will be required to submit a list of mailing addresses for
every tenant residing in the mobile home park.

N/A (Vi) Master Plan Amendments that propose a change to the Vision or Character Statement
or any of their associated goals and/or policies of an Area Plan may require a series of
community visioning workshops with the applicable Citizen Advisory Board(s). Please
see the Plan Maintenance section of the subject Area Plan for more information.
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Compliance with the North Valleys Area Plan

Learner Lemmon, a 19.926 acre site has been designed with 87 lots at a density of less than 4.5 dwelling
unit per acre to fully comply with the goals and policies of the North Valleys Area Plan and Plan
Maintenance sections. The significant amount of open space (>25%) both within the site and along the
street frontages of Pan American and Lear, a looped trail system, pocket park, and larger canopy trees
throughout the site ensure that the scenic and rural heritage of the North Valleys area is preserved.
Upon approval and development, this well thought out project will provide much needed market rate
housing, provide additional open space and recreational opportunities, be in scale and in character with
the surrounding community, and will take advantage of available roadway capacity, public and private
utilities, and nearby public services. In summary, the project complies with the vision and character
statements of the North Valleys Area Plan and in particular, the Lemmon Valley Community.

Common development standards are achieved with use of rolled curb and gutter, use of native
vegetation within common areas including revegetation to control noxious weeds (to include ongoing
maintenance by a homeowner’s association) and provision of buffers and trail access to benefit
adjoining neighbors. Streets were designed to calm traffic without the need for speed bumps or other
physical devices with short tangent lengths and two points of access to Pan American Drive. No homes
front on Pan American Drive and a 10 foot wide landscape strip is provided to allow for planting of Class
4 canopy trees. We will work with Washoe County during final design to limit the use of streetlights,
only placing lights where needed for safety and to be in compliance with dark sky and shielding
requirements.

A traffic study was completed in accordance with county guidelines and in consultation with county staff
to ensure approval of the study scope. The traffic study shows that impacts from the development will
be minimal and not overly burden existing residents while maintaining level of service standards. New
electrical service will be placed underground. The site is level and hillside development standards do not
apply. The larger 50" wide lots will allow for single story homes in locationsdesired by the builder. The
common area landscape buffer and infiltration basin ensure compliance with policies addressing
separation from adjoining single family homes.

Flooding is a large concern in the North Valleys Community and Lemmon Valley in particular after the
significant flooding issues with Lemmon Lake in 2017 to 2019. Thus, we performed a substantial amount
of both percolation tests and groundwater elevation studies to make sure that our proposed infiltration
site was properly placed and will provide decades of service.

We also worked with engineering staff to develop the best possible sewer service for the project.
Knowing that the county plant will be decommissioned, we came up with a plan to sewer the site to the
Reno-Stead Wastewater Treatment facility that is undergoing significant expansion. We were also able
to gravity flow the site to the plant and avoid a costly lift station and eliminate the need for ongoing
maintenance.
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Plan Maintenance

The only modification required to the North Valley Area Plan is to change the land use designation of the
northern 43% of the site from Rural to Suburban Residential, consistent with existing development
patterns in the neighborhood for land with no development constraints. Furthermore, as described above,
the project was designed to be compatible with the vision and character statements of the plan and not
conflict with the public’s health, safety or welfare. Use of native landscaping including revegetation along
with required low flow plumbing fixtures will minimize water usage and ensure compliance with the
Regional Water Management Plan.

Coupled with the extensive sewer, storm drain, and traffic studies and the discovery underway with the
Truckee Meadows Water Authority, this project will comply with the Plan Maintenance sections of the
North Valleys Area Plan. Again, the traffic study clearly demonstrates that adopted roadway levels of
service will be maintained along with Washoe County traffic requirements for local streets.

The provision of the pocket park, open space, trails system, nearby elementary school within walking
distance and availability of all public services and utilities for this infill parcel ensures compliance with the
Plan Maintenance sections of the North Valleys Area Plan.
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VII. Regulatory Zone Amendment

Supplemental Information
(All required information may be separately attached)

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

the affirmative.
1. List the Following information regarding the property subject to the Regulatory Zone Amendment.
a. What is the location (address, distance and direction from nearest intersection)?

0 Pan American Drive, SE corner of Pan American Drive and the future Lear Boulevard. See
the attached legal description from the Deed.

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

Master Plan Current Existing Proposed Proposed
APN of Parcel Designation Zoning Acres Zoning Acres
080-461-08 Rural (43%) MDS 8.568 HDS 8.568
080-461-08 Suburban Residential (57%) MDS 11.358 MDS 11.358
080-461-08 Rural (43%) GR 8.566 MDS 3.292
080-461-08 Rural GR oS 5.27

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

Zoning Use (residential, vacant, commercial, etc,)
North PGOS (City of Reno) Vacant
South MDS (Medium Density Suburban) Single Family Residential
East MDS (Medium Density Suburban) Single Family Residential
West SF8 (City of Reno, 8 d.u./acre) Vacant

3. Describe the existing conditions and uses located on the site (i.e. vacant land, roadways, easements,
buildings, etc.).

Vacant Land

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

wildlife habitat.

Upland with Sagebrush, Rabbitbrush and similar Native Vegetation

Washoe County Planning and Building December 2018
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5. Does the property contain development constraints such as floodplain or floodways, wetlands, slopes,

or hillsides in excess of 15%, geologic hazards such as active faults, significant hydrologic resources,
or major drainages or prime farmland?

| O Yes, provide map identifying locations | X No |

6. Is the site located in an area where there is potentially an archeological, historic, or scenic resource?

| O ves | W No |

Explanation:

See the attached Development Suitability Exhibit

7. Are there sufficient water rights to accommodate the proposed amendment? Please provide copies

of all water rights documents, including chain of title to the original water right holder.)

| W Yes (To be purchased from Vidler TMWA)| @ No

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

a. Permit # acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other # acre-feet per year

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

N/A

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

Sufficient water rights are available from Vidler/TMWA to serve the project as proposed.

8. Please describe the source and timing of the water facilities necessary to serve the amendment.

a. System Type:

O Individual wells

O Private water Provider:
Y Public water Provider: TMWA
b. Available:
|x Now Q 1-3years | & 3-5years a 5+ years |

c. Isthis part of a Washoe County Capital Improvements Program project? ~ N/A

| & Yes | 0 No |
Washoe County Planning and Building December 2018
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program or not available, please describe the funding mechanism for ensuring
availability of water service.

N/A - currently available

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

a. System Type:

U Individual septic
X Public system | Provider:

b. Available:

|X Now | Q 1-3years | Q 3-5years O 5+ years |

c. Isthis part of a Washoe County Capital Improvements Program project?  N/A

|EIYes |EINO |

d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program or not available, please describe the funding mechanism for ensuring
availability of sewer service. If a private system is proposed, please describe the system and the
recommended location(s) for the proposed facility.

N/A - currently available

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

Pan American Drive to Fleetwood Drive to Lemmon Drive

11. Will the proposed amendment impact existing or planned transportation systems? (If yes, a traffic
report is required.)

| X Yes (Minimal Impact, see traffic study) | Q No

12. Community Services (provided name, address and distance to nearest facility).

a. Fire Station TRUCKEE MEADOWS FIRE STATION 44 & TRUCKEE MEADOWS FIRE STATION 440

b. Health Care Facility Numerous Health Care/Urgent Care Facilities near Lemmon Dr. & US 395

c. Elementary School Lemmon Valley Elementary School, 0.6 Miles

d. Middle School O'Brien Middle School, 4.5 Miles

e. High School North Valley's High School, 4.2 Miles

f. Parks Lemmon Valley Park (0.5 Miles) & North Valley's Regional Park (3.5 Miles)

g. Library North Valley's Library, 3.5 Miles

h. Citifare Bus Stop Adjoins RTC Flex Ride Service area (See attached)
Washoe County Planning and Building December 2018
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Projects of Regional Significance Information
For Regulatory Zone Amendments

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

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

|EIYes |EINO |

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

|EIYes |No |

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

|EIYes |No |

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

|EIYes |No |

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

|EIYes |No |

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

|EIYes |No |

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

| O Yes | No |
Washoe County Planning and Building December 2018
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IX. REGULATORY ZONE AMENDMENT FINDINGS

((1) Consistency with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan. — Response: See Master Plan
Amendment Finding No. 1. The proposed changes are Consistent with 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. — Response: See Master Plan Amendment Finding No. 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) Response to Change Conditions; more desirable use. The proposed amendment

responds to changed conditions or further studies that have occurred since the plan was
adopted by the Board of County Commissioners, and the requested amendment

represents a more desirable utilization of land. — Response: See Master Plan Amendment
Finding No. 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) 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. — Response: See Master Plan Amendment Finding No. 4. There
are or are planned to be adequate transportation, recreation, utility, school, and other
facilities to accommodate the uses and densities permitted by the proposed amendment.

(5) No Adverse Effects. The proposed amendment will not adversely affect the
implementation of the policies and action programs of the Washoe County Master Plan. —
Response: The proposed amendment will positively affect the implementation of the
policies and action programs of the Washoe County Master Plan. Pertinent goals and
Policies are Achieved with the Proposed Amendments.

(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. — Response: See Master Plan
Amendment Finding No. 5. The proposed amendment will promote the desired pattern for
the orderly physical growth of the County with a better allocation of the land for
development vs. undeveloped land that takes into account topography, access, desire
for public trails, and sensitivity to traffic issues in the area.

(7) Effect on a Military Installation When a Military Installation is Required to be Noticed. The
proposed amendment will not affect the location, purpose and mission of a military
installation. — Response: There is no military installation in the vicinity of the project.
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Regulatory Zone Amendment

Washoe County Code (WCC) Chapter 110, Article 821, Amendment of Regulatory Zone, provides for
the method for amending the Regulatory Zone map, including requests to change a Regulatory Zone
affecting a parcel of land or a portion of a parcel. A Regulatory Zone Amendment may be initiated by
the Board of County Commissioners, by the Director of Planning and Building, or an owner of real
property or the property owner's authorized agent may initiate an amendment by submitting an
application. See WCC 110.821 for further information.

Development Application Submittal Requirements

Applications are accepted on the 8t of each month. If the 8t falls on a non-business day, applications will
be accepted on the next business day.

If you are submitting your application online, you may do so at

1. Fees: See Master Fee Schedule. Most payments can be made directly through the OneNV.us
portal. If you would like to pay by check, please make the check payable to Washoe County and
bring your application and payment to the Community Services Department (CSD).

2. Development Application: A completed Washoe County Development Application form.

3. Owner Affidavit: The Owner Affidavit must be signed and notarized by all owners of the property
subject to the application request.

4. Proof of Property Tax Payment: The applicant must provide a written statement from the Washoe
County Treasurer’'s Office indicating all property taxes for the current quarter of the fiscal year on the
land have been paid.

5. Neighborhood Meeting: This project may require a Neighborhood Meeting to be held prior to
application submittal. Please contact Washoe County Planning at Planning@washoecounty.gov or by
phone at 775-328-6100 to discuss requirements.

6. Application Materials: The completed Regulatory Zone Amendment Application materials.

7. Application Map Specifications: Map to be drawn using standard engineering scales (e.g. scale
17 =100, 17 = 200’, or 17 = 500’) clearly depicting the area subject to the request, in relationship to
the exterior property lines. All dimensions and area values shall be clearly labeled, and appropriate
symbols and/or line types shall be included in the map legend to depict the map intent.

XX 8. Compliance with Planning Area Special Requirements: Several planning areas (e.g. North

Valleys, South Valleys, etc.) have additional submittal requirements, especially related to proof of
sufficient water rights to serve the proposed land use. Please consult the Master Plan and the
Washoe County Development Code, Division Two, for the planning area(s) to be impacted prior to
submitting a Regulatory Zone Amendment Application.

9. Submission Packets: One (1) packet and a flash drive. Any digital documents need to have a
resolution of 300 dpi. If materials are unreadable, you will be asked to provide a higher quality copy.
The packet shall include one (1) 8.5” x 11” reduction of any applicable site plan, development plan,
and/or application map. Labeling on these reproductions should be no smaller than 8 point on the
8.5” x 11" display. Large format sheets should be included in a slide pocket(s). Any specialized
reports identified above shall be included as attachments or appendices and be annotated as such.

Notes:

XX (i) Application and map submittals must comply with all specific criteria as established in the
Washoe County Development Code and/or the Nevada Revised Statutes.
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XX (i) Appropriate map engineering and building architectural scales are subject to the approval of
the Planning and Building and/or Engineering and Capital Projects.

xx (i) All oversized maps and plans must be folded to a 9" x 12” size.

XX (iv) Based on the specific nature of the development request, Washoe County reserves the right
to specify additional submittal packets, additional information and/or specialized studies that
clarify the potential impacts and potential conditions of development in order to minimize or
mitigate impacts resulting from the project. No application shall be processed until the
information necessary to review and evaluate the proposed project is deemed complete by
the Director of Planning and Building.

N/A (v) Labels: If the assigned planner determines the abandonment will affect the access to a
mobile home park, the applicant will be required to submit a list of mailing addresses for
every tenant residing in the mobile home park.
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d. Proposed yard setbacks if different from standard:

Front - 20' to garage & 15' to house. Rear -15 ft. Side yard - 5 feet.

e. Justification for setback reduction or increase, if requested:

Common Open Space Development (See write up, Opportunities & Constraints)

f. Identify all proposed non-residential uses:

None

g. Improvements proposed for the common open space:

Pocket Park with tot lot, tables, and benches & pedestrian trail.

h. Describe or show on the tentative map any public or private trail systems within common open
space of the development:

See the attached tentative map

i. Describe the connectivity of the proposed trail system with existing trails or open space adjacent
to or near the property:

The trail will connect with both Pan American Drive and Lear Boulevard.

j. Ifthere are ridgelines on the property, how are they protected from development?

No

k. Will fencing be allowed on lot lines or restricted? If so, how?

Rear and side yards only behind the front of the home.

[.  Identify the party responsible for maintenance of the common open space:

Homeowner's Association

6. Is the project adjacent to public lands or impacted by “Presumed Public Roads” as shown on the
adopted April 27, 1999 Presumed Public Roads (see Washoe County Engineering website at
http://www.washoecounty.us/pubworks/engineering.htm). If so, how is access to those features
provided?

NoO

7. Is the parcel within the Truckee Meadows Service Area?

| X Yes (Washoe County) Q No
Washoe County Planning and Building December 2018
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8. Is the parcel within the Cooperative Planning Area as defined by the Regional Plan?
Q Yes | X No | If yes, within what city?
9. Has an archeological survey been reviewed and approved by SHPO on the property? If yes, what
were the findings?
No, not applicable
10. Indicate the type and quantity of water rights the application has or proposes to have available:
a. Permit # acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other # acre-feet per year
a. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources):
To be purchased from Vidler/ TMWA
11. Describe the aspects of the tentative subdivision that contribute to energy conservation:
Homes will comply with the model energy code.
12. Is the subject property in an area identified by Planning and Building as potentially containing rare or
endangered plants and/or animals, critical breeding habitat, migration routes or winter range? If so,
please list the species and describe what mitigation measures will be taken to prevent adverse
impacts to the species:
No (See enclosed development suitability exhibit)
13. If private roads are proposed, will the community be gated? If so, is a public trail system easement
provided through the subdivision?
Public Streets and Public Trail system
14. Are there any applicable policies of the adopted area plan in which the project is located that require
compliance? If so, which policies and how does the project comply?
Water, sewer, storm water, and noxious weeds are all addressed in this application
15. Are there any applicable area plan modifiers in the Development Code in which the project is located
that require compliance? If so, which modifiers and how does the project comply?
Section 110.404.25 Common Open Space Development allows for modification to include a
reduction in minimum lot sizes and lot standards as long as the overall density is not increased
beyond that permitted in a specific regulatory zone. See the section on opportunities & constraints.
16. Will the project be completed in one phase or is phasing planned? If so, please provide that phasing
plan:
Single Phase
Washoe County Planning and Building December 2018
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17. s the project subject to Article 424, Hillside Development? If yes, please address all requirements of
the Hillside Ordinance in a separate set of attachments and maps.

| Q Yes | X No | If yes, include a separate set of attachments and maps. |

18. Is the project subject to Article 418, Significant Hydrologic Resources? If yes, please address Special
Review Considerations within Section 110.418.30 in a separate attachment.

| Q Yes | W No | If yes, include separate attachments. |

Grading

Please complete the following additional questions if the project anticipates grading that involves:
(1) Disturbed area exceeding twenty-five thousand (25,000) square feet not covered by streets,
buildings and landscaping; (2) More than one thousand (1,000) cubic yards of earth to be
imported and placed as fill in a special flood hazard area; (3) More than five thousand (5,000)
cubic yards of earth to be imported and placed as fill; (4) More than one thousand (1,000) cubic
yards to be excavated, whether or not the earth will be exported from the property; or (5) If a
permanent earthen structure will be established over four and one-half (4.5) feet high:

19. How many cubic yards of material are you proposing to excavate on site?

28, 758 cu. yds.

20. How many cubic yards of material are you exporting or importing? If exporting of material is
anticipated, where will the material be sent? If the disposal site is within unincorporated Washoe
County, what measures will be taken for erosion control and revegetation at the site? If none, how
are you balancing the work on-site?

Estimated Import of 26,500 cu. yds. Per neighborhood input, we plan to pursue the potential to bring
fill in from Lear Boulevard via Military Road via a temporary crossing over the major drainage way.
We believe that the import number can be reduced below 20,000 cu. yds. with final dersign.

21. Can the disturbed area be seen from off-site? If yes, from which directions, and which properties or
roadways? What measures will be taken to mitigate their impacts?

No, level ground

22. What is the slope (Horizontal/Vertical) of the cut and fill areas proposed to be? What methods will be
used to prevent erosion until the revegetation is established?

3:1, to be planted or revegetated.

23. Are you planning any berms and, if so, how tall is the berm at its highest? How will it be stabilized
and/or revegetated?

NoO

24. Are retaining walls going to be required? If so, how high will the walls be, will there be multiple walls
with intervening terracing, and what is the wall construction (i.e. rockery, concrete, timber,
manufactured block)? How will the visual impacts be mitigated?

No, landscape walls only.

Washoe County Planning and Building December 2018
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25.

26.

27.

Will the grading proposed require removal of any trees? If so, what species, how many, and of what
size?

No trees exist on site

What type of revegetation seed mix are you planning to use and how many pounds per acre do you
intend to broadcast? Will you use mulch and, if so, what type?

See the preliminary landscape plans for details on revegetation and the seed mix planned for the site.

How are you providing temporary irrigation to the disturbed area?

No temporary irrigation is planned to avoid erosion issues. A proper seed mix and planting techniqueg will
be used along with fall planting to take advantage of winter moisture to facilitate seed germination ang

rooting
FOOHRG-

28. Have you reviewed the revegetation plan with the Washoe Storey Conservation District? If yes, have
you incorporated their suggestions?
No, our team has substantial experience with revegetation in the Washoe County area.
Washoe County Planning and Building December 2018
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TENTATIVE MAP FINDINGS

Section 110.608.25 Findings. Prior to approving an application for a tentative map, the Planning
Commission shall find that all of the following are true:

(a) Plan Consistency. That the proposed map is consistent with the Master Plan and any specific plan;

RESPONSE - This Tentative Map is consistent with the supplemental information, findings, and
compliance information contained within the attached Master Plan Amendment Application and thus
consistent with the Master Plan including the North Valleys Area Plan.

(b) Design or Improvement. That the design or improvement of the proposed subdivision is consistent
with the Master Plan and any specific plan;

RESPONSE - This Tentative Map and the subdivision design are consistent with the supplemental
information, findings, and compliance information contained within the attached Master Plan
Amendment Application and consistent with the Washoe County Master Plan including the North
Valleys Area Plan.

(c) Type of Development. That the site is physically suited for the type of development proposed;

RESPONSE - This project is ideally situated on the property with significant buffer areas adjoining the
existing single family residential homes to the east and south, a pocket park, trail system, and
significant open space to help preserve the character of the area. Planned access to Pan American
Drive will limit traffic on Fleetwood Drive between Lear and Budger and traffic volumes on the
residential portion of Fleetwood will remain below 2,000 ADT with development of the project.
Lemmon Valley Elementary School and Lemmon Valley Park are within walking distance for the
children and families that are expected to live in the new homes.

(d) Availability of Services. That the subdivision will meet the requirements of Article 702, Adequate
Public Facilities Management System;

RESPONSE - Per the following table, this project has sufficient and adequate access to the Public
Facilities Management System.

a. Fire Station TRUCKEE MEADOWS FIRE STATION 44, 5.4 miles (+/-3 miles upon completion of Lear Blvd)
b. Health Care Facility Numerous Health Care/Urgent Care Facilities near Lemmon Dr. & US 395
c. Elementary School Lemmon Valley Elementary School, 0.6 Miles

d. Middle School O'Brien Middle School, 4.5 Miles

e. High School North Valley's High School, 4.2 Miles

f. Parks Lemmon Valley Park (0.5 Miles) & North Valley's Regional Park (3.5 Miles)
g. Library North Valley's Library, 3.5 Miles

h. Citifare Bus Stop Adjoins RTC Flex Ride Service area (See attached)

WMPA23-0006 AND
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(e) Fish or Wildlife. That neither the design of the subdivision nor any proposed improvements are likely
to cause substantial environmental damage, or substantial and avoidable injury to any endangered
plant, wildlife or their habitat;

RESPONSE - No endangered plant, wildlife, or associated habitats exists on this site. 5.27 acres of
open space will be preserved, and native vegetation will be used where practical. A trail system will
traverse said open space to the benefit the public and wildlife.

(f) Public Health. That the design of the subdivision or type of improvement is not likely to cause
significant public health problems;

RESPONSE - There are no Public Health Issues associated with this project. Public sewer and water
lines will serve the project, adequate traffic facilities exist to accommodate the project and adopted
levels of service will be maintained, and all necessary public facilities are within close proximity to the
project.

(g) Easements. That the design of the subdivision or the type of improvements will not conflict with
easements acquired by the public at large for access through, or use of property within, the proposed
subdivision;

RESPONSE - There are no easements affected by this project. Planned trails and pocket parks will
benefit the public.

(h) Access. That the design of the subdivision provides any necessary access to surrounding, adjacent
lands and provides appropriate secondary access for emergency vehicles;

RESPONSE - Per the attached traffic study, the two proposed three leg intersections on Pan American
Drive will provide safe and adequate primary and emergency access to the project. The traffic study
shows that the project will not unduly burden area roadways, further supports this finding.

(i) Dedications. That any land or improvements to be dedicated to the County is consistent with the
Master Plan; and

RESPONSE - The local streets that are proposed to be dedicated to Washoe County as Public
Roadways will comply with all applicable county standards and be in compliance with the Master Plan

(j) Energy. That the design of the subdivision provides, to the extent feasible, for future passive or
natural heating or cooling opportunities in the subdivision.

RESPONSE - The level topography and layout of the site with southern and western orientation of the
homes and large setbacks from existing homes will allow for significant natural solar heating of the
vast majority of homes on the site.
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Tentative Subdivision Map

Washoe County Code (WCC) Chapter 110, Article 608, Tentative Subdivision Map, prescribes the
rules and procedures for the regulation and approval of tentative subdivision maps. The Planning
Commission shall approve, conditionally approve, or deny the tentative parcel map within sixty (60)
days of the date that the application is determined to be complete. See WCC 110.608, for further
information.

Development Application Submittal Requirements

Applications are accepted on the 8t of each month. If the 8t falls on a non-business day, applications will
be accepted on the next business day.

If you are submitting your application online, you may do so at

1. Fees: See Master Fee Schedule. Most payments can be made directly through the OneNV.us
portal. If you would like to pay by check, please make the check payable to Washoe County and
bring your application and payment to the Community Services Department (CSD). The following
fees will also need to be paid:

¢ Afee to the Engineering Department for Technical Plan Check.

e A separate check made payable to the Nevada Division of Environmental Protection ($100 base
fee plus $1 per lot) is required upon submittal.

e A separate check made payable to the Nevada Division of Water Resources ($150 base fee plus
$1 per lot) is required upon submittal.

XX
XX

XX

XX

XX
XX

XX

XX

Development Application: A completed Washoe County Development Application form.

Owner Affidavit: The Owner Affidavit must be signed and notarized by all owners of the property
subject to the application request.

Proof of Property Tax Payment: The applicant must provide a written statement from the Washoe
County Treasurer’s Office indicating all property taxes for the current quarter of the fiscal year on the
land have been paid.

Neighborhood Meeting: This project may require a Neighborhood Meeting to be held prior to
application submittal. Please contact Washoe County Planning at Planning@washoecounty.gov or by
phone at 775-328-6100 to discuss requirements.

Application Materials: The completed Tentative Subdivision Map Application materials.

Title Report: A preliminary title report, with an effective date of no more than one hundred twenty
(120) days of the submittal date, by a title company which provides the following information:

e Name and address of property owners.

e Legal description of property.

e Description of all easements and/or deed restrictions.

e Description of all liens against property.

e Any covenants, conditions and restrictions (CC&Rs) that apply.

Traffic Impact Report: Traffic impact reports are required whenever the proposed development will
create the potential to generate 80 or more weekday peak hour trips as determined using the latest
edition of the Institute of Transportation Engineers (ITE) trip generation rates or other such sources
as may be accepted by Washoe County Engineering. Projects with less than 200 peak hour trips
may not need to perform an impact analysis for future years. Traffic consultants are encouraged to
contact Washoe County Engineering staff prior to preparing a traffic impact report.

Development Plan Specifications:

a. Vicinity map showing the proposed development in relation to the surrounding area with distance
to primary and secondary access/egress and in relationship to Interstate 80, Highway 395, 1-580,
or other major arterials.

Washoe County Planning and Building January 2023
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b. Date, north arrow, standard engineering scale (e.g. scale 1” = 100’, 1” = 200’, or 17 = 500’) and
index with number of each sheet in relation to the total number of sheets.

c. Name of subdivision, applicant, property owner and engineer.
d. General notes as required.

e. Land use data (number of lots, total area, common area, gross density, average lot size, largest
and smallest lot at a minimum).

f. Engineer's statement with wet stamp including a note by the project engineer or design
professional indicating compliance with all applicable provisions of the Washoe County
Development Code.

XX 10. Map Series (the following at a minimum must be shown):
a. Lot size with dimensions showing all streets and ingress/egress to the property.
b. Property boundary lines, distances and bearings.

c. Show the location of all existing buildings that will remain (with distances from the property lines
and from each other), all existing buildings that will be removed, and site improvements on a base
map with existing and proposed topography expressed in intervals of no more than five (5) feet.

d. Show the location and configuration of all existing and proposed wells, septic systems and leach
fields, overhead utilities, and water and sewer lines.

e. Show locations of parking, landscaping, signage and lighting (if applicable).

f. Contours (labeled) at five (5) foot intervals or two (2) foot intervals where, in the opinion of the
County Engineer, topography is a major factor in the development.

g. Indication of prominent landmarks, areas of unique natural beauty, rock outcroppings, vistas and
natural foliage which will be deciding considerations in the design of the development.

h. The cross sections of all right-of-ways, streets, alleys or private access ways within the proposed
development, proposed name and approximate grade of each, and approximate radius of all
curves and diameter of each cul-de-sac. Plans to mitigate visual impacts of all cuts and fills over
five (5) feet in height.

i. The width and approximate location of all existing or proposed easements, whether public or
private, for roads, drainage, sewers, irrigation, or public utility purposes.

j.  Location and size of any land to be reserved or dedicated for parks, recreation areas, common
open space areas, schools, or other public uses.

k. If any portion of the land within the boundary of the development is subject to inundation or storm
water overflow, as shown on the adopted Federal Emergency Management Agency’s Flood
Boundary and Floodway Maps, that fact and the land so affected shall be clearly shown on the
map by a prominent note on each sheet, as well as width and direction of flow of each water
course within the boundaries of the development.

I.  Existing roads, trails, or rights-of-way within the development shall be designated on the map.
Topography and existing developments within three hundred (300) feet must also be shown on
the map.

m. Location of snow storage areas sufficient to handle snow removed from public and private
streets, if applicable.

n. All known areas of potential hazard including, but not limited to, earth slide areas, avalanche
areas, or otherwise hazardous slopes, shall be clearly designated on the map. Additionally,
active fault lines (post-Holocene) shall be delineated on the map together with lines delineating
required building setbacks.

0. Boundary of any wetland areas and the location of any springs within the project site.
p. Emergency access roadway.

g. Building envelopes if a hillside development is proposed and areas that may be fenced and type
of fencing to be allowed.

Washoe County Planning and Building January 2023
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r. Significant Hydrologic Resources. Indicate the critical and sensitive buffer zones according to
Article 418 of the Washoe County Development Code.

s. Preliminary landscape plan for all cuts and fill slopes, utility trenches not contained within
roadways, entrances, buffer zones and all arterial roadway treatment.

t. Easements over trail systems, if required.

u. Traffic Impact Report (if needed) : Traffic impact reports are required whenever the proposed
development project will generate 80 or more weekday peak hour trips as determined using the
latest edition of the Institute of Transportation Engineers (ITE) trip generation rates or other such
sources as may be accepted by Washoe County Engineering and Capital Projects. Projects with
less than 200 peak hour trips may not need to perform an impact analysis for future years. Traffic
consultants are encouraged to contact Engineering and Capital Projects staff prior to preparing a
traffic impact report.

XX 11. Grading Plan (in addition to requirements above, if needed):
a. Location and limits of all work to be done.
b. Existing contours and proposed contours.
c. Existing drainage (natural and man-made) and proposed drainage patterns.
d

Quantities of excavation, fill, and disturbed surface area shall be calculated and shown on the site
plan.

e. Quantities of material proposed to be removed from the site must be shown. The proposed
disposal area and the disposition of fill must be noted on the site plan.

f.  Limiting dimensions of cut and fill.

g. Proposed BMP’s (Best Management Practices) for controlling water and wind erosion if a
disturbed area is left undeveloped for over thirty (30) days.

h. Walls and terraces with proposed height.

i. A minimum of two (2) cross sections of the project site depicting the major grading as proposed
and the relationship of the project site to existing development within two hundred (200) feet.

N/A 12, Hillside Ordinance: Applications on properties containing slopes in excess of fifteen (15) percent or
greater on twenty (20) percent or more of the site must submit all requirements of Article 424, Hillside
Development. The Site Analysis Map, Developable Area Map, Constraint and Mitigation Analysis,
and Detailed Contour Analysis are required. Building envelopes, disturbed areas, and areas to
remain undisturbed for each created lot shall be shown on the tentative and final map.

XX 13. Street Names: A completed “Request to Reserve New Street Name” form (included in application
packet). Please print all street hames on the tentative map. Note whether they are existing or
proposed.

XX 14. Washoe County Assessor’s Office Map: A site map (labeled Assessor’s Site Map) utilizing the
Assessor’s parcel page(s) as a base, must be submitted showing the development to scale. (The
Assessor’s pages may be combined and the scale utilized by the Assessor may be altered to show
the development in the most graphic method. If so, please note the scale and label accordingly on
the submitted site plan.)

XX 15. Washoe County Health District: An “Acknowledgment of Water Service” letter from the water
purveyor shall be submitted with the tentative subdivision map application. Washoe County Health
District will consider the application incomplete without compliance with NAC 445A.666.

XX 16. Submission Packets: Three (3) packets and a flash drive. One (1) packet must be labeled “Original”
and contain a signed and notarized Owner Affidavit. Any digital documents need to have a resolution
of 300 dpi. If materials are unreadable, you will be asked to provide a higher quality copy. The packet
shall include one (1) 8.5” x 11” reduction of any applicable site plan, development plan, and/or
application map. Labeling on these reproductions should be no smaller than 8 point on the 8.5” x 11"
display. Large format sheets should be included in a slide pocket(s). Any specialized reports
identified above shall be included as attachments or appendices and be annotated as such.

XX 17. Special Packets: In addition to the three (3) packets, the following information in the number
specified shall be included with the project submittal:

Washoe County Planning and Building January 2023
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XX a.

XX b.

XX c.

N/A g.

XX e.

Notes:

(i)

(ii)

(iii)
(iv)

(v)
(vi)

Geotechnical Report: Three (3) copies of a preliminary geotechnical report prepared by a
Nevada registered civil engineer, including soils characteristics sufficient for use in tentative
structural design (i.e. street sections, building pads, etc.) and potential geologic hazards.

Preliminary Grading, Drainage and Erosion Control Plan: Three (3) copies of a preliminary
grading, drainage, and erosion control plan for the entire project, prepared by a Nevada
registered civil engineer, showing existing contours at maximum five (5) foot intervals,
approximate street grades, proposed surface drainage, approximate extent of cut and fill slopes,
approximate building envelopes and all pad elevations sufficient to convey the impact of grading.

Hydrological Report: Three (3) copies of a hydrological report including such conditions as
ground water or seepage conditions, and location of wells and springs, to be prepared by a
qualified civil engineer registered with the State of Nevada.

Tree Preservation and Protection Plan: Three (3) copies of a tree preservation and protection
plan, where applicable, shall be made a part of the tentative plat with indication thereon of those
trees proposed to be removed, those to remain, and where new trees are to be planted.

Preliminary Landscape Plan: If the subject property is adjacent to an arterial roadway, submit
three (3) copies of a preliminary landscape plan for the area along the roadway. The plans shall
comply with the provisions of Article 412 of the Development Code. (Not required but included)

Application and map submittals must comply with all specific criteria as established in the
Washoe County Development Code and/or the Nevada Revised Statutes.

Appropriate map engineering and building architectural scales are subject to the approval of
the Planning and Building and/or Engineering and Capital Projects.

All oversized maps and plans must be folded to a 9” x 12” size.

Based on the specific nature of the development request, Washoe County reserves the right
to specify additional submittal packets, additional information and/or specialized studies that
clarify the potential impacts and potential conditions of development in order to minimize or
mitigate impacts resulting from the project. No application shall be processed until the
information necessary to review and evaluate the proposed project is deemed complete by
the Director of Planning and Building.

The Title Report should only be included in the one (1) original packet.

Labels: The applicant is required to submit a list of mailing addresses for every tenant
residing in a mobile home park that is within five hundred (500) feet of the proposed project
(or within seven hundred fifty (750) feet of the proposed project if the proposed project is a
project of regional significance).
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XV. Opportunities and Constraints Analysis

Section 110.408.30 Site Analysis to Determine Common Open Space and Lot Size Variations. A site
analysis showing development opportunities and constraints shall be prepared as a key consideration,
along with the project design objectives, to determine the total area covered by lots and roads, lot
areas, and the total area to be designated as common open space. The site analysis shall include
information and maps, including a site opportunities and constraints map, describing all significant
physical and contextual features or factors which may affect the development of the property. The
elements of the site analysis shall include, as a minimum, the following information:

(a) Location Map. A general location map providing the context of location and vicinity of the site.
RESPONSE - See the Highlighted Area Below. The site lies within a built up area.

LOCATION MAP
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(b) Land Use. Current and planned land use on the site and adjacent current, planned and approved,
but unbuilt land uses. RESPONSE — The following exhibits show the current land use designations
for the site. The only requested land use change is to amend the North Valleys Area Plan to change
the rural designation on the northern 8.568 acres of the site to Suburban Residential, consistent
with adjoining land use designations and the fact that no development constraints exist on the
site.

080-461-27,

SITE & SURROUNDING LAND USE
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(c) Existing Structures. A description of the location, physical characteristics, condition and proposed
use of any existing structures. RESPONSE — There are no structures on the site.

(d) Existing Vegetation. A description of existing vegetation, including limits of coverage, and major tree
sizes and types. In the instance of heavily wooded sites, typical tree sizes, types and limits of tree
coverage may be substituted. RESPONSE - The site is characterized as Chaparral Shrubland with no
Trees.

(e) Prevailing Winds. An analysis of prevailing winds. RESPONSE — Prevailing winds are from the West.
The site will be buffered from West Winds with the addition of a 12’ landscape strip along Pan
American Drive to allow Class 4 Large Canopy Trees to be Planted 50’ on center.

(f) Topography. An analysis of slopes on the site using a contour interval of five (5) feet, or at a contour
interval appropriate for the site and agreed to by the Director of Community Development. RESPONSE —
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See the Tentative Map, Grading Plan, with one foot contour intervals. This is a level site with only 10’
of fall across the site draining from south to north for an approximately 1% grade.

(g) Soil. An analysis of the soil characteristics of the site using Soil Conservation Service (SCS)
information. RESPONSE — Per the Geotechnical Report, the site is mapped in an area of Alluvium of
Military Road (Qm). This geologic unit is described as poorly sorted sand to muddy sand derived from
the alluvial fan deposits of Peavine Mountain. The soils units encountered in our explorations typically
consisted of poorly sorted and interbedded layers and zones of silty sand and silty, clayey sand
overlying low to medium plasticity clayey sand and sandy lean clay.

(h) Natural Drainageways. Identification of natural drainageways on and adjacent to the site. RESPONSE
— No natural drainage ways or man-made drainage ways exist on the site. A major drainage channel
does lie +800’ west of the site. Lemmon Lake (Swan Lake) lies +1,500 feet north of the site.

(i) Wetlands and Water Bodies. ldentification of existing or potential wetlands and water bodies on the
site. RESPONSE — Lemmon Lake (Swan Lake) lies +1,500 feet north of the site.

(j) Flood Hazards. ldentification of existing and potential flood hazards using Federal Emergency
Management Agency (FEMA) information. RESPONSE — N/A, the site lies in an unshaded Zone X,
outside the 100 year and 500-year FEMA flood zones.

(k) Seismic Hazards. Identification of seismic hazards on or near the site, including location of any
Halocene faults. RESPONSE - Per the Geotechnical Report, the property lies within an area where
faulting can occur, but the nearest fault is sufficiently distant that offsets or additional considerations
have not been recommended. Surface rupture is considered unlikely.

(1) Avalanche Hazards. An analysis of avalanche and other landslide hazards. RESPONSE — N/A

(m) Sensitive Habitat and Migration Routes. An analysis of sensitive habitat areas and migration routes.
RESPONSE — N/A

(n) Significant Views. A description and analysis of all on and off-site significant views. RESPONSE —
There are no significant view associated with this level site but at least one neighbor has commented
that they can see the hills and mountains that lie several miles to the west of the site.

(o) Easements. A description of the type and location of any easements on the site. RESPONSE —
Minimal easements/no significant easements exist on the site. See the attached title report.

(p) Utilities. A description of existing or available utilities, and an analysis of appropriate locations for
water, power, sanitary sewer and storm water sewer facilities. RESPONSE — Overhead power and
communication lines lie on the southeast portion of the site that serve the adjoining homes. Electric
lines exist where Fleetwood terminates into Lear Boulevard. Gas line exist where Fleetwood
terminates into Lear Boulevard and where Budger Way terminates into Pan American Drive. Public
water lines exist where Fleetwood terminates into Lear Boulevard and where Budger Way terminates
into Pan American Drive.

A public sewer line exists in Lear Boulevard just west of the site within the major drainageway. We
plan to tie into this manhole. Extensive geotechnical testing including percolation testing and
groundwater elevation identification was completed and as a result, an infiltration basin will be

WMPA23-0006 AND
WRZA23-0006
EXHIBITF



located within the southeast portion of the site. Storm water will meter out of the basin and drain
through the site to an outlet located at Pan American Drive and Lear Boulevard, back into a natural
drainageway.

(q) Appropriate Access Points. An anal<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>