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STAFF REPORT
BOARD MEETING DATE: October 22, 2019

DATE: September 10, 2019
TO: Board of County Commissioners

FROM: Roger Pelnam, MPA, Senior Planner, Planning and Building Division,
Community Services Department 328-3622, rpelham@washoecounty.us

THROUGH: Mojra Hauenstein, Arch., Planner, Division Director, Planning &
Building, Community Services Department, 328-3619,
mhauenstein@washoecounty.us

SUBJECT: Public Hearing: Appeal of the denial, by the Washoe County Planning
Commission of Master Plan Amendment Case Number WMPA17-0010
and Regulatory Zone Amendment Case Number WRZA17-0005 (Silver
Hills).

Master Plan Amendment Case Number WMPA17-0010 (Silver Hills),
seeks to amend the Washoe County Master Plan, North Valleys Area
Plan including:

1. Remove four parcels of land totaling = 780.32 acres from the
Silver Knolls Suburban Character Management Area (SKSCMA);
and

2. Create a “Silver Hills Suburban Character Management Area”
(SHSCMA) and add the four parcels of land totaling the + 780.32
acres to the SHSCMA,; and

3. Amend the North Valleys Area Plan Character Management Area
map to reflect the removal of four parcels of land totaling the +
780.32 acres from the SKSCMA and into the SHSCMA, and

4. Create a character statement for the SHSCMA.

5. Create a new land use policy: NV.1.8 to allow the following
regulatory zones in the SHSCMA:

a. Public/Semi-public Facilities (PSP)

b. Low Density Suburban (LDS 1 — One unit per acre)

c. Low Density Suburban-Two (LDS 2 — Two units per acre)

d. Medium Density Suburban-Three (MDS 3 — Three units
per acre)

Parks and Recreation (PR)

. Open Space (0OS)

g. Neighborhood Commercial (NC)
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h. Specific Plan (SP)
Create a new “Goal Seven” within the North Valleys Area Plan
for the proposed SHSCMA, to establish a land use pattern, site
development guidelines, and architectural guidelines that will
implement and preserve the Silver Hills community character as
described in the North Valleys Vision and Character Statement,
as they are proposed to be amended.
Renumber the remainder of the North Valleys Area Plan to allow
the insertion of the new Goal Seven.
Create Policy NV.7.1 to require that at least 50% of the
residential parcels located to the east of Red Rock Road and
within the SHSCMA are at least one acre in size.
Create Policy NV.7.2 to require a minimum lot size of one-half
acre for residential parcels located to the east of Red Rock Road
and within the SHSCMA, and to allow a residential density of
three dwellings to the acre for the area of the SHSCMA located to
the west of Red Rock Road.
Create Policy NV.7.3 to require new subdivision established
within the SHSCMA to include an open space buffer of at least
50 feet in width adjacent to any dwellings existing prior to the
adoption of the SHSCMA and to require that all new parcels
within 200 feet of existing parcels match the size of the existing
parcels.
Create policies NV.7.4 through NV.7.11 to establish development
standards within the SHSCMA (similar to policies NV.4.6
through NV.4.10 from the SKSCMA\) including: varied building
setbacks, varied architectural elevations, “open-fencing”,
minimum 2-car residential garages, “dark-sky” exterior lighting,
new dwellings located adjacent to existing dwellings to be single-
story in height, landscaping that emphasizes, native vegetation
and implementation of these standards through actions by
Washoe County.

Regulatory Zone Amendment Case Number WRZA17-0005 (Silver
Hills), which seeks to amend the regulatory zone on four parcels of land
totaling + 780.32 acres, from Low Density Suburban (LDS) to Specific
Plan (SP), with the intent of approving a specific plan allowing the
development of 1,872 dwelling units. The overall residential density
requested is approximately 2.5 dwellings to the acre. The development
pattern proposed is similar to a common-open-space subdivision with lots
as small as 3,700 square feet on the west side of Red Rock Road and lots
as small as %2 acre on the east side of Red Rock Road. The specific plan
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also provides for a total of 45,000 square feet of floor area for
commercial uses and 15 acres for Personal Storage and 15 acres for
Storage of Operable Vehicles uses types.

The applicant is Lifestyle Homes TND, LLC. The subject site is located
on both the east and west sides of Red Rock Road, north of its
intersection with Silver Knolls Boulevard. The Assessor’s Parcel
Numbers are 087-309-10, 087-390-13, 086-232-31 and 086-203-05. The
parcel sizes are +308.6, +243.02, £190.03 and +38.67 acres, which total
+780.32 acres. The master plan category of all parcels is Suburban
Residential (SR), the current regulatory zone for all parcels is Low
Density Suburban (LDS) which allows one (1) dwelling per acre. The
proposed regulatory zone is Specific Plan (SP) with the intent of allowing
+2.5 dwellings per acre, overall density. The subject site is located within
the North Valleys Area Plan and within the North Valleys Citizen
Advisory Board area. Amendment of the Master Plan and Regulatory
zone are Authorized in Washoe County Development Code Article 820,
Amendment of Master Plan and Article 821, Amendment of Regulatory
Zone.

AND
If approved, authorize the Chair to sign the resolutions included as

Attachments G and H to this report, subject to a finding of conformance
with the regional plan as applicable. (Commission District 5.)

SUMMARY

On August 6, 2019, the Washoe County Planning Commission (PC) held a public hearing
on the proposed master plan amendment and regulatory zone amendment. The PC denied
those requests, being unable to make the required findings of fact. The applicant,
Lifestyle Homes TND, LLC, has appealed that denial to the Board of County
Commissioners.

Washoe County Strategic Objective supported by this item: Stewardship of our
Community

PREVIOUS ACTION

On August 19, 2019, the applicant filed an appealed to the decision of denial by the PC
on the proposed master plan amendment and regulatory zone amendment to the Washoe
County Board of Commissioners (Board). In accordance with WCC 110.912.20(b)(1)
staff of the Planning and Building Division found the appeal application (Attachment B
to this report) to be complete on August 23, 2019.

On August 6, 2019, the PC held a public hearing on the proposed master plan amendment
and regulatory zone amendment. The PC denied those requests, being unable to make the
required findings of fact.

On June 10, 2019, the North Valleys Citizen Advisory Board recommended denial of
both the MPA and RZA requests and noted that:
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The proposal is not compatible with the existing master plan.

The proposal would increase danger of fire to existing residents.

Existing roads are not sufficient and traffic will get worse.

The community previously worked with this developer to create a project that

everyone could agree upon. This proposal breaks that promise.

e The proposal would change the character of the neighborhood for the worse.

e The site should be developed at a density of one dwelling to the acre.

e The resulting development may cause existing residents to be forced to connect to
municipal sewer service.

e Traffic to the proposed development should be routed around, rather than through,
the existing Silver Knolls area.

e Changes to the existing area plan are not wanted.

e This area should be kept rural.

On December 17, 19 and 20, 2018 Washoe County Community Services Department
held a series of visioning workshops in accordance with the North Valleys Area Plan
when the character statement is proposed to me amended. The result of those workshops
follows:
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The residents of the North Valleys Area Plan, Silver Knolls Suburban Character
Management Area, would like to express their vision to the Washoe County
Planning Commission and Washoe County Board of Commissioners.

The North Valleys Area Plan and Silver Knolls Suburban Character Management
Area should not be amended to allow greater residential density. Changes to the
Master Plan are not wanted. Changes to the Master Plan to allow Specific Plans are
not wanted.

Large private lots with less public open space are desirable. Any open space should
remain undeveloped. Any new development should be same form and pattern as
existing development.

Right now there is inadequate public services and infrastructure including: Schools,
Police, Fire, Roads, Sewer, Water and Storm-Water Runoff. Additional residences
will make the situation worse.

There is plenty of access to commercial uses and more commercial uses are not
wanted.

It is very important that:

e At least 50% of all new lots be at least one acre in size and that a minimum

lot size of % acre be preserved.

e Building setbacks and driveway design should be varied.
Not more than 10% of the residences in a development should have the
same architectural elevation.
Garages should be sized for at least two cars.
Lighting should be “dark sky.”
At least 50% of dwellings in new developments should be single-story.
Landscaping should emphasize low-water use.
These standards should be implemented by Washoe County with all new
Tentative Maps, Improvement Plans, CC&Rs and Deed Restrictions.
The traffic study submitted with the Master Plan Amendment application is invalid
because of the date and time that it was conducted and the intersections that were
studied.

Silver Knolls is too far from town for such high density development.

The plan that Bob Lissner has approved for 680 lots is consistent with our
neighborhood.

The North Valleys Area Plan and Silver Knolls Suburban Character Management
Area are correct now and all future development should abide by the existing plan.
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BACKGROUND

The applicant submitted the original version of the application in September of 2017.
Revised versions were submitted in March and July of 2018, as well as February, May
and June of 20109.

The applicant seeks several amendments to the North Valleys Area Plan and amendment
of the regulatory zone on approximately 780 acres to create a specific plan that would
allow 1872 dwellings. The development pattern proposed would allow some residential
lots as small as 3,700 square feet. The PC found the amendments to be incompatible with
the remainder of the master plan and inconsistent with the surrounding area.

Extensive analysis is included in the staff report to the Planning Commission, which is
attached to this report. Staff recommended denial due to the evaluation that the proposed
amendments are supported by some, but are incompatible with the preponderance of
goals and policies within the master plan.

FISCAL IMPACT

No fiscal impact. No change to the County budget is necessitated by either approval or
denial of the proposed amendments.

RECOMMENDATION

It is recommended that the Board uphold the action of the Planning Commission and
deny Master Plan Amendment Case Number WMPA17-0010 and Regulatory Zone
Amendment Case Number WRZA17-0005 (Silver Hills), being unable to make all
required findings required by WCC Sections 110.820.15(d) 110.821.15, 110.442.55 and
the North Valleys Area Plan.

Possible actions include affirmation or denial of the master plan amendment, and
affirmation, denial, or modification of the zoning amendment. The Board may also
remand the matter to the Planning Commission with instructions as provided by law if
necessary for future proceedings.

POSSIBLE MOTIONS

Should the Board agree with the action taken by the Planning Commission, a possible
motion would be:

“Master Plan Amendment:

Move that, after giving reasoned consideration to the information contained in the staff
report and information received during the public hearing, the Washoe County Board of
Commissioners uphold the decision of the Planning Commission and deny Master Plan
Amendment Case Number WMPA17-0010 being unable to make at least three of the six
general findings of fact required at WCC Section 110.820.15(d) and all twelve findings
required by the North Valleys Area Plan.

Master Plan Amendment Case Number WMPA17-0010 (Silver Hills), seeks to amend the
Washoe County Master Plan, North Valleys Area Plan including:
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Remove four parcels of land totaling + 780.32 acres from the Silver Knolls
Suburban Character Management Area (SKSCMA); and
Create a “Silver Hills Suburban Character Management Area” (SHSCMA) and
add the four parcels of land totaling the + 780.32 acres to the SHSCMA,; and
Amend the North Valleys Area Plan Character Management Area map to reflect
the removal of four parcels of land totaling the + 780.32 acres from the SKSCMA
and into the SHSCMA, and
Create a character statement for the SHSCMA.
Create a new land use policy: NV.1.8 to allow the following regulatory zones in
the SHSCMA:

a. Public/Semi-public Facilities (PSP)
Low Density Suburban (LDS 1 — One unit per acre)
Low Density Suburban-Two (LDS 2 — Two units per acre)
Medium Density Suburban-Three (MDS 3 — Three units per acre)
Parks and Recreation (PR)
Open Space (OS)
Neighborhood Commercial (NC)
Specific Plan (SP)
Create a new “Goal Seven” within the North Valleys Area Plan for the proposed
SHSCMA, to establish a land use pattern, site development guidelines, and
architectural guidelines that will implement and preserve the Silver Hills
community character as described in the North Valleys Vision and Character
Statement, as they are proposed to be amended.
Renumber the remainder of the North Valleys Area Plan to allow the insertion of
the new Goal Seven.
Create Policy NV.7.1 to require that at least 50% of the residential parcels located
to the east of Red Rock Road and within the SHSCMA are at least one acre in
size.
Create Policy NV.7.2 to require a minimum lot size of one-half acre for
residential parcels located to the east of Red Rock Road and within the SHSCMA,
and to allow a residential density of three dwellings to the acre for the area of the
SHSCMA located to the west of Red Rock Road.
Create Policy NV.7.3 to require new subdivision established within the SHSCMA
to include an open space buffer of at least 50 feet in width adjacent to any
dwellings existing prior to the adoption of the SHSCMA and to require that all
new parcels within 200 feet of existing parcels match the size of the existing
parcels.
Create policies NV.7.4 through NV.7.11 to establish development standards
within the SHSCMA (similar to policies NV.4.6 through NV.4.10 from the
SKSCMA) including: varied building setbacks, varied architectural elevations,
“open-fencing”, minimum 2-car residential garages, “dark-sky” exterior lighting,
new dwellings located adjacent to existing dwellings to be single-story in height,
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landscaping that emphasizes, native vegetation and implementation of these
standards through actions by Washoe County.

Findings:

1.

2.

10.

11.

12.

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

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

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.

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.

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.

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

NV.20.1 (a). The amendment will further implement and preserve the Vision and
Character Statement.

NV.20.1 (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.

NV.20.1 (¢). The amendment will not conflict with the public’s health, safety or
welfare.

NV.20.3 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.

NV.20.3 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.

NV.20.3 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.
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13. NV.20.3 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.

14.NV.20.3 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.

15. NV.20.3 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.

16. NV.20.3 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.

17.NV.20.3 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.

18. NV.20.3i. 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.

Regulatory Zone Amendment:

Move that, after giving reasoned consideration to the information contained in the staff
report and information received during the public hearing, the Washoe County Board of
Commissioners uphold the decision of the Planning Commission and deny Regulatory
Zone Amendment Case Number WRZA17-0005 being unable to make all of the
following findings in accordance with Washoe County Code Section 110.821.15 and all
eight findings required by WCC Section 110.442.55.10

Regulatory Zone Amendment Case Number WRZA17-0005 (Silver Hills), seeks to
amend the regulatory zone on four parcels of land totaling + 780.32 acres, from Low
Density Suburban (LDS) to Specific Plan (SP), with the intent of approving a specific
plan allowing the development of 1,872 dwelling units. The overall residential density
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requested is approximately 2.5 dwellings to the acre. The development pattern proposed
is similar to a common-open-space subdivision with lots as small as 3,700 square feet on
the west side of Red Rock Road and lots as small as %2 acre on the east side of Red Rock
Road. The specific plan also provides for a total of 45,000 square feet of floor area for
commercial uses and 15 acres for Personal Storage and 15 acres for Storage of Operable
Vehicles uses types.

Findings:

1.

10.

11.

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.

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 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.

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.

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

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

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.

WCC 110.442.55.10(a) Consistency with Specific Plan Standards. In what
respects the plan is or is not consistent with the statements of objectives of a
Specific Plan set forth in this Article;

WCC 110.442.55.10(b) Departures from regulatory zone requirements are in
public interest. The extent to which the plan departs from regulatory zone and
subdivision regulations otherwise applicable to the property, including, but not
limited to density, bulk and use, and the reasons why these departures are or are
not deemed to be in the public interest;

WCC 110.442.55.10(c) Residential/nonresidential ratio. The ratio of residential to
nonresidential use in the planned development;

WCC110.442.55.10(d) Adequacy of common open space. The purpose, location
and amount of the common open space in the development and the adequacy or
inadequacy of the amount and purpose of common open space as related to the
proposed density and type of residential development.
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12. WCC110.422.55.10(e) Maintenance of Common Open Space. The reliability of
the proposals for the maintenance and conservation of the open space;

13. WCC110.422.55.10(f) Adequacy of public services, traffic and amenities. The
physical design of the plan and the manner in which design does or does not make
adequate provision for public services, provide adequate control over vehicular
traffic, and further the amenities of light and air, recreation and visual enjoyment.

14. WCC110.422.55.10(g) Relationship to neighborhood. The relationship, beneficial
or adverse, of the proposed Specific Plan to the neighborhood in which it is
proposed to be established.

15. WCC110.422.55.10(h) Schedule sufficiency. If the development is to be built
over a period of years, the sufficiency of the terms and conditions in the plan
intended to protect the interests of the public, residents and owners of the
development in the integrity of the plan.”

Should the BCC disagree with the action taken by the Planning Commission a possible
motion would be:

“Master Plan Amendment:

Move that, after giving reasoned consideration to the information contained in the staff
report and information received during the public hearing, the Washoe County Board of
Commissioners reverse the decision of the Planning Commission and approve Master
Plan Amendment Case Number WMPA17-0010 being able to make at least three of the
six general findings of fact required at WCC Section 110.820.15(d) and all twelve
findings required by the North Valleys Area Plan.

| further move to direct county staff to forward WMPA17-0010 for a determination of
conformance with the Truckee Meadows Regional Plan by the Truckee Meadows
Regional Planning Commission.

| further move to authorize the Chair to sign the resolution included as Attachment G to
the staff report, subject to a finding of conformance with the regional plan as applicable.

Master Plan Amendment Case Number WMPA17-0010 (Silver Hills), seeks to amend the
Washoe County Master Plan, North Valleys Area Plan including:

1. Remove four parcels of land totaling + 780.32 acres from the Silver Knolls
Suburban Character Management Area (SKSCMA); and

2. Create a “Silver Hills Suburban Character Management Area” (SHSCMA) and
add the four parcels of land totaling the + 780.32 acres to the SHSCMA,; and

3. Amend the North Valleys Area Plan Character Management Area map to reflect
the removal of four parcels of land totaling the + 780.32 acres from the SKSCMA
and into the SHSCMA, and

4. Create a character statement for the SHSCMA.

5. Create a new land use policy: NV.1.8 to allow the following regulatory zones in
the SHSCMA:

a. Public/Semi-public Facilities (PSP)
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Low Density Suburban (LDS 1 — One unit per acre)

Low Density Suburban-Two (LDS 2 — Two units per acre)

Medium Density Suburban-Three (MDS 3 — Three units per acre)

Parks and Recreation (PR)

Open Space (OS)

Neighborhood Commercial (NC)

Specific Plan (SP)

Create a new “Goal Seven” within the North Valleys Area Plan for the proposed
SHSCMA, to establish a land use pattern, site development guidelines, and
architectural guidelines that will implement and preserve the Silver Hills
community character as described in the North Valleys Vision and Character
Statement, as they are proposed to be amended.

Renumber the remainder of the North Valleys Area Plan to allow the insertion of
the new Goal Seven.

Create Policy NV.7.1 to require that at least 50% of the residential parcels located
to the east of Red Rock Road and within the SHSCMA are at least one acre in
size.

Create Policy NV.7.2 to require a minimum lot size of one-half acre for
residential parcels located to the east of Red Rock Road and within the SHSCMA,
and to allow a residential density of three dwellings to the acre for the area of the
SHSCMA located to the west of Red Rock Road.

Create Policy NV.7.3 to require new subdivision established within the SHSCMA
to include an open space buffer of at least 50 feet in width adjacent to any
dwellings existing prior to the adoption of the SHSCMA and to require that all
new parcels within 200 feet of existing parcels match the size of the existing
parcels.

Create policies NV.7.4 through NV.7.11 to establish development standards
within the SHSCMA (similar to policies NV.4.6 through NV.4.10 from the
SKSCMA) including: varied building setbacks, varied architectural elevations,
“open-fencing”, minimum 2-car residential garages, “dark-sky” exterior lighting,
new dwellings located adjacent to existing dwellings to be single-story in height,
landscaping that emphasizes, native vegetation and implementation of these
standards through actions by Washoe County.

S@ o oo o

Findings (please state the reasons that each finding can be made):

1.

2.

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

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

Response to Change Conditions. The proposed amendment responds to changed
conditions or further studies that have occurred since the plan was adopted by the
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11.

12.

13.

14.
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Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land.

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.

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.

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

NV.20.1 (a). The amendment will further implement and preserve the Vision and
Character Statement.

NV.20.1 (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.

NV.20.1 (c). The amendment will not conflict with the public’s health, safety or
welfare.

NV.20.3 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.

NV.20.3 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.

NV.20.3 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.
NV.20.3 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.

NV.20.3 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.
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15. NV.20.3 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.

16. NV.20.3 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.

17.NV.20.3 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.

18. NV.20.3i. 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.

Regulatory Zone Amendment:

Move that, after giving reasoned consideration to the information contained in the staff
report and information received during the public hearing, the Washoe County Board of
Commissioners reverse the decision of the Planning Commission and approve
Regulatory Zone Amendment Case Number WRZA17-0005 being able to make all of the
following findings in accordance with Washoe County Code Section 110.821.15 and all
eight findings required by WCC Section 110.442.55.10.

| further move, subject to final approval of the associated Master Plan change, to adopt an
amendment to the North Valleys Regulatory Zone Map.

| further move to authorize the Chair to sign the resolution included as Attachment H to
the staff report, subject to a finding of conformance with the regional plan as applicable.

Regulatory Zone Amendment Case Number WRZA17-0005 (Silver Hills), seeks to
amend the regulatory zone on four parcels of land totaling £ 780.32 acres, from Low
Density Suburban (LDS) to Specific Plan (SP), with the intent of approving a specific
plan allowing the development of 1,872 dwelling units. The overall residential density
requested is approximately 2.5 dwellings to the acre. The development pattern proposed
is similar to a common-open-space subdivision with lots as small as 3,700 square feet on
the west side of Red Rock Road and lots as small as % acre on the east side of Red Rock
Road. The specific plan also provides for a total of 45,000 square feet of floor area for
commercial uses and 15 acres for Personal Storage and 15 acres for Storage of Operable
Vehicles uses types.
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Findings (please state the reasons that each finding can be made):

1.

10.

11.

12.

13.

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.

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 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.

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.

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

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

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.

WCC 110.442.55.10(a) Consistency with Specific Plan Standards. In what
respects the plan is or is not consistent with the statements of objectives of a
Specific Plan set forth in this Article;

WCC 110.442.55.10(b) Departures from regulatory zone requirements are in
public interest. The extent to which the plan departs from regulatory zone and
subdivision regulations otherwise applicable to the property, including, but not
limited to density, bulk and use, and the reasons why these departures are or are
not deemed to be in the public interest;

WCC 110.442.55.10(c) Residential/nonresidential ratio. The ratio of residential to
nonresidential use in the planned development;

WCC110.442.55.10(d) Adequacy of common open space. The purpose, location
and amount of the common open space in the development and the adequacy or
inadequacy of the amount and purpose of common open space as related to the
proposed density and type of residential development.

WCC110.422.55.10(e) Maintenance of Common Open Space. The reliability of
the proposals for the maintenance and conservation of the open space;
WCC110.422.55.10(f) Adequacy of public services, traffic and amenities. The
physical design of the plan and the manner in which design does or does not make
adequate provision for public services, provide adequate control over vehicular
traffic, and further the amenities of light and air, recreation and visual enjoyment.
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14. WCC110.422.55.10(g) Relationship to neighborhood. The relationship, beneficial
or adverse, of the proposed Specific Plan to the neighborhood in which it is

proposed to be established.

15. WCC110.422.55.10(h) Schedule sufficiency. If the development is to be built
over a period of years, the sufficiency of the terms and conditions in the plan
intended to protect the interests of the public, residents and owners of the

development in the integrity of the plan.

Attachments:

A: PC Action Order dated 8/8/2019

B: Appeal Application dated 8/19/2019

C: PC Staff Report for hearing of 8/6/2019

D: Public comments received too late to be provided to the PC
E: PC Minutes of 8/6/2019

F: North Valleys CAB minutes of 6/10/2019

G: Possible Resolution Adopting WMPA17-0010

G-1: Possible Resolution Attachment WMPA17-0010

H: Possible Resolution Adopting WRZA17-0005

H-1: Possible Resolution Attachment WRZA17-0005

CC:

Lifestyle Homes TND, LLC
4790 Caughlin Parkway, Suite 519
Reno, NV 89519

Garrett Gordon, c/o Lewis Roca Rothgerber Christie LLP
One East Liberty Street

Suite 300

Reno, NV 89501

Mike Railey, c/o Christy Corporation, LTD
1000 Kiley Pkwy
Sparks, NV 89436



