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Master Plan Amendment Case No. MPA16-001 and Regulatory Zore
Amendment Case No. RZA16-002 (USA Parkway Industrial) - Public
hearing, discussion and possible action to affirm the findings of the
Planning Commission and: (1) To adopt an amendment to the Washoe
County Master Plan, Truckee Canyon Area Plan to change the Master Plan
Category on one t60.22-acre parcel from Rural to a mix of Industrial and
Open Space; (2) Subject to final approval of the associated Master Plan
change, to adopt an amendment to the Truckee Canyon Area Plan
Regulatory ZoneMap, changing the Regulatory Zone from General Rural
(maximum density: 1 dwelling unit per 40 acres) to a mix of Industrial (no

allowable residential density) and Open Space (no allowable residential
density); and, if approved, (3) To authorize the Chair to sign the two
resolutions to adopt the amendments to the Truckee Canyon Master Plan
Map and Regulatory Zone Map, after a determination of conformance
with the Truckee Meadows Regional PIan by the Truckee Meadows
Regional Planning Commission.

Stan Lucas is the applicant and property owner. The subject parcel (APN:
084-120-26) is *60.22 acres in size and located at 22560 Interstate 80

East, approximately %mile west of USA Parkway. It is situated within the
Truckee Canyon Area Plan and East Truckee Canyon Citizen Advisory
Board boundaries and within portions of Section 27 and Section 34, T20N,
P.22E, MDM. (Commission District 4.)
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DATE:

TO:

F'ROM:

THROUGH:

SUBJECT:

SUMMARY

This is a request to change the master plan category on a +6}.22acre parcel from Rural to
a mix of Industrial and Open Space. The request also seeks to change the regulatory zone

from General Rural to a mix of Industrial and Open Space on the same parcel.

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

AGENDA ITEM # O
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PREVIOUS ACTION

On November 16, 2016, the Washoe County Planning Commission held a public hearing
to review the proposed requests. On a motion made by Commissioner Chesney and
seconded by Commissioner Donshick, the Planning Commission adopted the proposed
Master Plan Amendment and recommended approval of the Regulatory Zone
Amendment. The Planning Commission further recommended that the County
Commission adopt both amendments. Both votes carried unanimously with five in favor,
none opposed, one absent.

BACKGROUND

The subject property is situated immediately south of Interstate 80 and north of the
Truckee River in the East Truckee Canyon. To the southwest of the parcel is the Tracy
Power Plant. Across the river to the south in Storey County is the Tahoe-Reno Industrial
Center. Across the highway to the north is additional industrial land, including the Reno .
Technology Park and an aggregate mining operation. The proposed master plan category
and regulatory zone amendments would result in *22.88 acres of Open Space along the
southern portion of the property. This Open Space would be adjacent to the Truckee
River and is intended to both protect this natural resource and buffer it from any future
Industrial uses. The remaining +37.34 acres of the parcel are proposed to become
Industoial.

Further details about the proposal are provided in the staff report to the Planning
Commission (Attachment D). The Planning Commission made all relevant findings in
accordance with Washoe County Code Sections 110.820.15 and 110.821.15. The
justification for the findings can be found in the staff report and draft minutes
(Attachment C).

F'ISCAL IMPACT

No fiscal impact.

RECOMMENDATION

It is recommended the Board of County Commissioners affirm the findings of the
Planning Commission for MPA16-001 and RZA16-002, and (l) Adopt an amendment to
the Washoe County Master Plan, Truckee Canyon Area Plan to change the Master Plan
Category on one *60.22-acre parcel from Rural to a mix of Industrial and Open Space;
(2) Subject to final approval of the associated Master Plan change, to adopt an
amendment to the Truckee Canyon Area Plan Regulatory Zone Map changing the
Regulatory Zone fuom General Rural to a mix of Industrial and Open Space; and (3)
Authorize the Chair to sign the two resolutions to adopt the amendments to the Truckee
Canyon Master Plan Mup and Regulatory Zone Map, after a determination of
conformance with the Truckee Meadows Regional Plan by the Truckee Meadows
Regional Planning Commission.
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POSSIBLE MOTION

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

ool move to affirm the findings of the Planning Commission for MPA16-001 and RZA16-
002 and (l) Adopt an amendment to the Washoe County Master Plan, Truckee Canyon
Area Plan to change the Master Plan Category on one *60.22-acre parcel from Rural to a
mix of Industrial and Open Space; (2) Subject to final approval of the associated Master
Plan change, to adopt an amendment to the Truckee Canyon Area Plan Regulatory Zone
Map, changing the Regulatory Zone from General Rural to a mix of Industrial and Open
Space.

"I further move to authorize the Chair to sign the two resolutions to adopt the
amendments to the Truckee Canyon Master Plan Map and Regulatory Zone Map, after a
determination of conformance with the Truckee Meadows Regional Plan by the Truckee
Meadows Regional Planning Commission."

Attachments:

A. Master Plan Amendment Resolution
B. Regulatory Zone Amendment Resolution
C. Planning Commission Draft Minutes for November 16, 2016 meeting
D. Planning Commission StaffReport and originat attachments, dated October 25,2016

xc:

Applicant/Owner: Stan Lucas,2850 Temple Ave., Long Beach, CA 90806

Consultant: Rubicon Design Group, LLC, Attn: Derek Wilson, 100 Califomia
Ave., Suite 202, Reno, NV 89509



WASHOE COUNTY COMMISSION

RESOLUTION

ATTACHMENT A

1001 E. 9th Steet
P.O. Box 11130

Reno, Nevada89520
(77s) 328-200s

ADOPTING AN AMENDMENT TO THE WASHOE COT]I\TY MASTER PLAN
TRUCKEE CAIIYON MASTER PLAN MAp (MPA1G001)

WHEREAS, Stan Lucas applied to the Washoe County Planning Commission to amend the
ma|tgr plan category on one parcel (APN: 08+120-26) from Rural (R; to a mix of Industial (I)
and Open Space (OS) in the Truckee Canyon Area Plan;

WHEREAS, On November 16, 2016, *re Washoe County Planning Commission held a
public hearing.on the proposal, adopted Master Plan Amendment Case No. frApetO-g01, and
recommended that the Board of County Commissioners also adopt the proposed amendment;

WHEREAS, upon holding a subsequent public hearing on January 24,201,7,this Board voted

- 

to adopt the proposed amendment, having affirmed the following findings made by the
Planning commission in accordance with washoe county code section t ft.azo.t5:

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

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

lvrth_(exis-ting or planned) adjacent land uses, and will not adversely impact the public
health, safety or welfare.

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

4. AvailaPility qf 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' ?esifed Paitern of Gro'wttr. The proposed amendment will promote the desired pattem

for tle orderly physical growth of the County and guides development of the Oounty
based on the projected population growth with the least amounf of natural resource.
And;

WHEREAS, Under NRS 278.0282, before this adoption can become effective, this Board
must submit this proposed amendment to the Regional Planning Commission and receive a final
determination that the proposed amendment conforms with the Truckee Meadows Regional plan;

NOW THEREFORE BE IT RESOLVED,

That this Board of County Commissioners does,hereby ADOPT the amendment to the
Truckee Canyon Master Plan Map (Case No. MPA16-001), as set forth in Exhibit A-l attached
hereto, to become effective if and when the County has received a final determination that the
amendment conforms to the Truckee Meadows Regional Plan.



Regulatory Zone Amendment
MPA16-001 USA Parkway Industrial
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ADOPTED this 24th day of January 20l7,to be effective only as stated above.

WASHOE COUNTY COMMISSION

Chair
ATTEST:

Nancy Parent, County Clerk
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ATTACHMENT B

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

Reno, Nevada89520
(77s)328-200s

RESOLUTION
ADOPTING AI.[ AMENDMENT TO THE TRUCKEE CAIYYON

REGULATORY ZONE MAP (RZA16-002)

WHEREAS, Stan Lucas applied to the Washoe County Planning Commission to amend the
regulatory zone on one parcel (APN: 084-120-26) from General Rural (GR) to a mix of krdushial
(D and Open Space (OS) in the Truckee Canyon Area Plan;

WHEREAS, On November 16, 2016, the Washoe County Planning Commission held a
public hearing on the proposal and recommended adoption of Regulatory Znne Amendment Case
No. RZA16-002;

WHEREAS, Upon holding a subsequent public hearing on January 24,20t7, this Board
voted to adopt the proposed amendment, having affirmed the following findings as

made by the Planning Commission, pursuant to Washoe County Code Section 110.821.35:

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 not result in land uses which are

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

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

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

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 Pattem of Growth. The proposed amendment will promote the desired pattern
for the orderly physical growth of the County and guides development of *re 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;

WHEREAS, This action will become effective after the adoption of Master Plan Amendment
Case No. MPA16-001 by the Board of County Commissioners and a subsequent favorable
conformance review of that amendment with the Truckee Meadows Regional Plan;

NOW THEREFORE BE IT RESOLVED,

That this Board of County Commissioners does hereby ADOPT the amendment to the

Truckee Canyon Regulatory Zone Map (Case No. RZA16-002), as set forth in Exhibit B-1
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attached hereto, to become effective if and when the County has received a final determination
that Master Plan Amendment Case No. MPA16-001 conforms to the Truckee Meadows Regional
Plan.

ADOPTED this 24th day of January 2017,to be effective only as stated above.

WASHOE COLINTY COMMIS SION

Chair
ATTEST:

Nancy Parent, County Clerk
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ATTACHMENT C

Planning Gommisslon Members
James Barnes, Chair
Sarah Chvilicek, Vice Chair
Larry Chesney

Francine Donshick

Philip Horan

Greg Prough

Carl R. Webb, Jr., AICP, Secretary

WASHOE COUNTY
PLANNING COMMISSION

Meeting Minutes

Wednesday, November 16, 2016
5:30 p.m.

Washoe County Health District, Bldg B
1001 East Ninth Street

Reno, NV

The Washoe County Planning Commission met in a scheduled session on Wednesday,
November 16, 2016, at the Washoe County Administration Complex, Health District, Building B,
1001 East Ninth Street, Reno, Nevada.

1. *Determination of Quorum

Chair Barnes called the meeting to order at 5:30 p.m. The following Commissioners and staff
were present:

Commissioners present James Barnes, Chair
Sarah Chvilicek, Vice Chair
Larry Chesney
Francine Donshick
Greg Prough

Commissionersabsent: PhilipHoran

Staff present: Bob Webb, AICP, Secretary
Nate Edwards, Washoe County Deputy District Attorney
Dwayne Smith, Director, Engineering and Capital Projects
Kelly Mullin, Planner, Planning and Development
Trevor Lloyd, Senior Planner, Planning and Development
Kathy Emerson, Admin Secretary Supervisor, Planning and
Development
Donna Fagan, Recording Secretary

2. *Pledge of Allegiance

Commissioner Prough led the pledge to the flag.

3. *Ethics Law Announcement

Deputy District Attorney Edwards provided the ethics procedure for disclosures.

4. *Appeal Procedure

Mr. Webb recited the appeal procedure for items heard before the Planning Commission

Washoe County Community Services Department, Planning and Development Division
PoslfficeBox11130, Reno, NV 89520-0027-1001 E. NinthSt., Reno, NV 89512

Telephone: 775.328.61 00 - Fax: 775.328.61 33
www.washoecou nty. us/csd/plan n i n g_and_develo pm ent



5. *Public Comment

Chair Bames opened the Public Comment period. Hearing none, Chair Barnes closed the
Public Comment period.

6. Approval ofAgenda

ln accordance with the Open Meeting Law, Commissioner Chesney moved to approve the
agenda for the November 16,2016 meeting as written. Commissioner Donshick seconded the
motion, which passed unanimously.

7. Public Hearings

A" 1

Amendment Case Number RZA16-002 (USA Parkwav lndustrial) - Hearing, discussion
and possible action: t
(1) To adopt an amendment to the Washoe County trriaster Plan, Truckee Canyon Area
Plan to change the Master Plan Category on one 160.22-qcre parcel from Rurql !o a mix of

(2) Subject to final approval of the associated . Masler Plan change, to recommend
adoption of an amendment to the Truckee Canyon Aiea Plan Regulatory Zone Map,
changing the Regulatory Zone from General Rural to a mix.of lndustrial and Open Space.

ApplicanUProperty Owner:

a Location:

. Assessor's Parcel Number:
r ParcelSize:
. Current Master Plan Category:
. Proposed Master Plan Category:

. Current Regulatory Zone;

. Proposed Regulatory Zone:

o Area Plan:
o Citizen Advisory Board
o Development Code:

. Commission District:

. Sectionffownship/Range

Prepared by:

Stan Lucas_.
2850 Temple Ave.
Long Beach, CA 90806
22560 lnterstate 80 East, approximately /" mile
west of USA Parkway
084-120-26
t60.22 acres
Rural
lndustrial (t37.34 acres) and
Open S pac e (t22.88 acres)
General Rural
lndustrial (t37.34 acres) and
Open Space (t22.88 acres)
Truckee Canyon
East Truckee Canyon
Article 820, Amendment of Master Plan and
Article 821, Amendment of Regulatory Zone
4 - Commissioner Hartung
Portions of Section 27 and Section 34, T20N,
R22E, MDM, Washoe County, NV
Kelly Mullin, Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3608
kmullin@washoecountv. us

a

. Phone:

. E-Mail:

November 16, 2016 Washoe County Planning Commission Meeting Minutes Page 2 of 9



Mr. Webb gave a brief summary of the case.

Chair Barnes asked if there were any ethics or ex-parte disclosures from the Commissioners.
Hearing none, he opened the public hearing.

Kelly Mullin, Planner, presented her staff report. Ms. Mullin pointed out that the motion on the
screen for the Master Plan Amendment is different than the one in the staff report, as the one
shown on the screen lists all five findings. Ms. Mullin said the applicant is available for questions
as is Dwayne Smith, County Engineer, if there are questions specific to traffic.

Commissioner Donshick asked for clarification on the portion of open space designated as being
in a flood plain, Exhibit Dlshows the site plan showing the flood plain map is inaccurate. Ms-.
Mullin clarified that the delineation of that area was finalized after receipt of notification from
Engineering staff. What is shown on the open space portion ori the map reflects accurate flood
zone boundaries. There would be no development within that area.

Commissioner Chvilicek said there is reference in fxhibit'D10, making recommendations to
insure best management practices (BMP's) because there will be flow into the Truckee River. As
the project movesfonnrard, she hopesthatthe BMP's.will be managed. Ms. Mullin:teplied yes,
and also that Article 222 of the Development Code speaks speqifi&lly to all development ihat
occurs within a mile of the Truckee River so there will be additional requirements. A water quality
report will have to be provided to the County as well as shgwing that there will be no increase or
negative impact on the Truckee Rive/s water quality.

Commissioner Chvilicek noted that Regional Parks and Open Space asked for trail easement.
Ms. Mullin said that they cannot condition a Master Plan Amendment but the request was passed
along to the applicant.

Derek Wilson with Rubicon Design Group, the applicant's representative, said the goal is to allow
for a business to operate on site that provides construction equipment to the tri-center and to USA
Parkway construction. He thinks it is a very logical place to put it, they have road access already
and are close to a freeway off-ramp. Additionally, with the industrial zoning they are requesting,
they would be bringing zoning in conformance with the historic use of the property. ln the past, it
has b99n a gravel pit, an equipment yard and a trucking center. As for the open space, County
staff felt that additional open space was warranted to further protect some of the areas in the site
which are wetland and flood areas. lt's no problem to make that open space. The site is large
enough that they do not need to encroach on the open space areas. They are in full agreement
with Staffs presentation.

Commissioner Chvilicek had a comment to be passed on to the property owner. She was
appreciative and thanked the applicant for maintaining open space along a sensitive river.

Chair Barnes opened the public comment period, seeing none, he closed the public comment
period.

Seeing no additional questions for staff, the applicant or the public, Chair Barnes closed the public
hearing and called for discussion by the Commission. Seeing no discussion, Chair Barnes called
for a motion.

Commissioner Chesney moved that after giving reasoned consideration to the information
contained in the staff report and information received during the public hearing, the Planning
Commission adopt Master Plan Amendment Case Number MPA16-001 having made the

November 16,2016 Washoe County Planning Commission Meeting Minutes Page 3 of 9



following findings in accordance with Washoe County Code Section 110.820.15(d). He further
moved to certify the resolution and the proposed Master Plan Amendment in MPA16-001 as set
forth in this staff report for submission to the Washoe County Board of Commissioners and

authorize the chair to sign the resolution included as Exhibit A for this matter on behalf of the
Planning Commission.

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

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

3. Response to Chanqed Conditions. The proposed amendment identifies and

responds to changed conditions or further studies that have occuned since the plan

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

Mr. Webb clarified that this included allfive findings as noted in the presentation:

4. Availability of Facilities
5. Desired Pattern of Growth

Commissioner Chesney said the motion included all five findings. Commissioner Donshick

seconded the motion, which passed unanimously (vote of five for, none against, one absent).

Commissioner Chesney moved that after giving reasoned consideration to the information
contained in the staff report anci information received during the public hearing, the Planning
Commission recommend adoption of Regulatory Zone Amendment Case Number RZA16-002
to the Washoe County Bo.qrd of Commissioners, having made all of the following findings in

accordance with Washoe County Code Section 110.821.15(d). He further moved to certify the
resolution and the proposed Regulatory Zone Amendment in RZA16-002 as set forth in this staff
report for submission to the Washoe County Board of Commissioners and authorized the chair
to sign the resolution included as Exhibit B for this matter on behalf of the Planning
Commission.

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

2. Compatible Land Uses. The proposed amendment will not result in land uses

which are incompatible with (existing or planned) adjacent land uses, and will

not adversely impact the public health, safety or welfare.

3. Resoonse to Chanqed Conditions; more desirable use The proposed

amendment identifies and responds to changed conditions or further studies

that have occurred since the plan was adopted by the Board of County

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

November 16, 2016 Washoe County Planning Commission Meeting Minutes Page 4 of 9



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

5. No Adverse Effects. The proposed amendment will not adversely atfect 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 grovtrth 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.

Commissioner Donshick seconded the motion, which passed unanimously (vote of five for, none
against, one absent).

B. Requlatorv Zone Amendment Gase Number RZA16-005 (Maranqo Road) - Hearing,
discussion, and possible action to recommend approval of an amendment to the South
Valleys Regulatory Zone Map, changing the regulatory zone from Low Density Rural (LDR -
one dwelling unit per ten acres) to Medium Density Rural (MDR - one dwelling unit per five
acres) and General Rural (GR - one dwelling unit per fofi acres) on three adjacent parcels
totaling 40.12 acres in size. The proposed amendment will establish 34.86 acres of MDR
and 5.26 acres of GR.

. ApplicanUOwner:
o Location:

. Assessor's Parcel Numbers:
o ParcelSize:

Master Plan Category:
Current Regulatory Zone'.
Proposed Regulatory Zones:
Area Plan:
Citizen Advisory Board:
Development Code:
Commission District:
Sectionffownsh i p/Ran ge:

Prepared by:

. Phone:
o E-Mail:

Mr. Webb gave a brief summary of the case.

Harry Fry
Steamboat Rural Transition Mixed Use Character
Management Area; South of Marango Road,
approximately 3000 feet south of the intersection of
Toll Road andRavazza Road
050-57 1 -24, 050-57 1-25, 050-57 1 -26
13.13 acres, 13.U acres, 13.65 acres
(!40.12 acres total)
Rural Residential
Low Density Rural
Medium Density Ruraland General Rural
South Valleys
South Truckee MeadowsMashoe Valley
Article 821, Amendment of Regulatory Zone
2 - Commissioner Lucey
Section 3, T17N, R20E, MDM,
Washoe County, NV
Trevor Lloyd, Senior Planner
Washoe County Community Services Department
Planning and Development Division
775-328-3620
tl lovd@washoecountv. us

November 16,2016 Washoe County Planning Commission Meeting Minutes Page 5 of 9



Chair Bames asked if there were any ethics or ex-parte disclosures from the Commissioners.
Hearing none, he opened the public hearing.

Trevor Lloyd, Senior Planner, presented his Staff Report. Mr. Lloyd let the Commission know
that the applicant is present to answer any questions they may have.

Commissioner Prough confirmed that they are just changing this from 10 acres to 5 acres for a
dwelling. Mr. Lloyd replied that the best way to describe this is that there are currently three lots
with a potential for three homes/units. The intensification will allow for a maximum of seven lots
throughout the 40 acres.

Commissioner Chesney, looking at the map with the slopes, said.that in the S-acre parcels,

there is not a lot of space on the lots that isn't hilly. He asked'if it is possible that the S-acre
parcels willend up clustered? Mr. Lloyd replied that it is a possibility, probably not likely. There
are large developable areas available for each five-acre lot that is created. Mr. Lloyd said the
applicant and the County do not necessarily want to s6e clu'Stering, this is mbre of a rural area
and it would be out of character if they were to clusteithis. Commissioner Chesney asked if this
would be addressed down the line? Mr. Lloyd replied yes.

Chair Barnes asked the applicant if he would like to make'a presentation. He answered that he
will respond if need be or if anyone has any questions for him.

Chair Barnes opened the public comment period. 
,/

Randy Soule stated that he is the property ohner of the 40 acres to the north of this
development. He said that the second public comrhdnt speaker is the property owner of the 40
acres south of this development. The parcel brought up tonight was a 40-acre parcel 15 years
ago. The owners at that time wanted an access easement through his property to their parcel,

which is the parcel in question tonight. That was granted. They then subdivided that property
into three 13-acre parcels, which are there now. They sought further access easements so they
could access all three parcels. That was denied, 'They paid over $100,000 to Majestic View
Estates and obtained three access easements. The two 40 acre-parcels, his to the north and
the one to the south are cattle ranches. The applicant tonight holds the three access
easements through Majestic Mew Estates. Mr. Soule has no problem with that but the applicant
is now proposing that he wants the o.ld previous access to the forty acres to be enacted, which
that access is no longer valid. They never developed it, never developed the road. The
applicant wants to enact the access so he can access the further increased density that he
wants to make it. Mr. Soule has told the applicant that he is not in favor of that nor does he
believe the Commissioners should be in favor of it. lt is going to create a problem and there will
be injunctions flled because there are no easements through Marango Road that are valid right
now that go through his property. He is not sure if Mr. Lloyd has researched the easements but
he would like to make sure there is some sort of caveat on this, requiring the easements be
appropriate for these properties.

Michelle Spencer has 120 acres south of the parcel in question, which is a cattle ranch and has
been in her family for 150 years. They are talking about severe impact on wildlife. When you

talk about 7 homes in 34 acres, there are slopes every way you go, houses are going to be very
on top of each other. They are also concerned that they have not seen anything on the planned
community as to what it will look like. Ms. Spencer does not know if that information is what is
brought forward at these meetings. They are concerned about what impact this will have on the
area.
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Chair Barnes asked for Commission questions. Commissioner Chesney asked Ms. Spencer to
showon the map where her 120-acre parcel is. Ms. Spencer showed where her property is and
stated they have an easement through Randy Soule's property. Commissioner Prough asked
Ms. Spencer if she would be more specific on her statement on the effect on wildiife. Ms.
Spencer said there are wild horses all over the property. They do studies with UNR's Professor
Gray, on bears, mountain lions, deer, skunks, bobcats. Ms. Spencer asked what kind of impact
will there be with people driving through all the time? Commissioner Prough said they are
talking about seven homes, not 70. Ms. Spencer said yes, it is seven homes, and it is hird to
tell from the map but those homes are going to be on top of each other. lt is her understanding
that only 3 homes can access through Majestic View.

Commission Prough asked Mr. Lloyd if the surrounding land is considereO op"n range. Do they
need real estate disclosures on any purchases or construction? Mr. Lloyd answereO tnat ne ii
not aware of any legal disclosures that are required. The property to the immediate east is
designated open space and is Federally owned. There will ce.rtainlyEe,fuitOtite to the east.

, \. a" "- .,,
Commissioner Chvilicek commented that what is beford.the bommission topignt is a Regulatory
Zone Amendment so there is no plan for developmeni. That will come before the Commission
when it is proposed and that is when it can be cohditioned. She encouraged the bommunity to
continue with their due diligence and to stay on top of it. I can be a convoluted process butlt is
a process.

Seeing no additional questions for staff, the applicant or the public, Chair Barnes closed the public
hearing and called for discussion by the Commission. Seeing no discussion, Chair Barnes called
for a motion.

Commissioner Prough moved that after giving reasoned consideration to the information
contained in the staff report and information received during the public hearing, the Planning
Commission recommend adoption of the proposed Regulatory Zone Amendment map ai
identified as Exhibit B to the resolution having made all of the following findings in
accordance with Wdshoe County Code Section t iO.AZ1.15. He further moved-to certtfi tne
resolution and the proposed Regulatory Zone Amendment in RZA16-005 as set forth in this
staff report for submission to the Washoe County Board of County Commissioners and
authorize the chair to sign the resolution on behalf of the Planning Commission. Having
made all 6 findings.

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

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

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

4. There are or are planned to be adequate transportation, recreation, utilig, and
other facilities to accommodate the uses and densities permitted by the proposed
amendment.
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5. The proposed amendment will not adversely affect the implementation of the
policies and action programs of the Washoe County Master Plan.

6. The proposed amendment will promote the desired pattern for the orderly
physical growth of the County and guides development of the County based on

the projected population growth with the least amount of natural resource
impairment and the efficient expenditure of funds for public services.

Commissioner Donshick seconded the motion which passed unanimously (vote of 5 for,

none against, one absent).

8. Ghair and Commission ltems
*A" Future agenda items.

None

*8. Requests for information from staff
None

10. Director's and Lega! Counsel's ltems
*A Report on previous Planning Commission items.

Mr. Webb told the Commission tnlt Director Whitney will give a presentation at the
December 6 Planning Commission meeting regarding approved developments in the County
that have not yet been built. He will present two maps. The first map is an overall County
map showing all of the approved, unbuilt projects in the unincorporated County that we are
aware of. There will be a Second map that will be area specific for the tentative subdivision
maps which the Copmission will see in December. Thereafter, each tentative subdivision
map that comes fo the Commission will contain a "zoomed in" map showing the approved,
unbuilt maps in that area.

Mr. Webb gave a memo to the Commissioners from Director Whitney with information from
the School District regarding some of the Commissioners' requests for information. lf the
Commission would like further information, Director Whitney can invite school district staff to
an upcoming meeting.

Mr. Webb reminded the Commission that the next Planning Commission meeting is on
Tuesday December 6, 2016 at 6:30 p.m. in the Health District Conference Rooms.

*B Legal information and updates

Deputy District Attorney Edwards stated that since the election just concluded and
recreational mar'rjuana was passed in the State, the process for addressing that is undenrvay
internally in terms of code provisions and state regulations. There may be some
Development Code amendment items coming fonruard to the Commission at some point in
the future.

Commissioner Chesney asked if there was any progress on the presentation by TMWA?
Mr. Webb answered that the first item on the December agenda will be a presentation by the
Regional Water Commission staff member on water resources in the region. He has said
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there will be a TMWA representative at the meeting, along with our local water resource
expert Vahid Behmaram.

11. *Genera! Public Comment

There was no response to the callfor public comment.

12. Adjournment

With no further business scheduled before the Planning Commission, the meeting adjourned
at 6:18 p.m. without objection.

Respectfully submitted,
Kathy Emerson

Approved by Commission in session on January 3, 2016

Carl R. Webb, Jr., AICP
Secretary to the Planning Commission
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Master Plan Amendment Case Number MPA16-001 and Regulatory Zone Amendment Case
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Washoe County Planning Commission Staff Report Staff Report Date: October 25,2016

Explanation and Processing 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

countyrruide and within each community. Master Plan amendments ensure that the Master Plan

remains timely, dynamic, and responsive to community values. The Washoe County Master

Plan can be accessed on the Washoe County website at www,washoecountv.us/comdev -

select Master Plan & Maps - or it may be obtained at the front desk of the Washoe County

Planning and Development Division.

Volume One of the Master Plan outlines six countywide priorities through the year 2025. These
priorities are known as Elements and each is summarized below. The Land Use and

Transportation Element, in particular, plays a vital role in the analysis of a Master Plan

Amendment.

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

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

Land Use and Transportation Element. lnformation, policies and action programs, and

maps defining the County's vision for development and related transportation facilities

needed for the forecasted growth, and protection and utilization of resources.

Public Services and Facilities Element. lnformation, policies and action programs, and

maps for provision of necessary services and facilities (i.e. water, sewer, general

government and public safety facilities, libraries, parks, etc.) to serve the land use and

transportation system envisioned by the County.
a Housinq Element. I nformation, policies and action programs, and maps necessary to

provide guidance to the County in addressing present and future housing needs.

Open Space and Natural Resource Manaqement Plan Element. lnformation, policies and

action programs, and maps providing the necessary framework for the management of

natural resources and open spaces.

Volume Two of the Master Plan consists of 13 Area Plans, which provide detailed policies and

action programs for local communities in unincorporated Washoe County relating to
conservation, land use and transportation, public services and facilities information, and maps.

Volume Three of the Master Plan houses Specific Plans, Joint Plans and Community Plans that

have been adopted by the Washoe County Board of Commissioners. These plans provide

specific guiding principles for various districts throughout unincorporated Washoe County.

a

O

a

a
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Washoe County Planning Commission Staff Report Staff Report Date: October 25,2016

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 Code Chapter 110 (Development Code), Article 820, Amendment of Master Plan.

When adopting a Master Plan amendment, the Planning Commission must make at least three
of the five required findings as set forth in Washoe County Code (WCC) Section 110.820.15(d).
lf a military installation is required to be noticed, then an additional finding of fact pursuant to
WCC Section 110.820.15(dXO) is required. lf there are findings relating to Master Plan
amendments contained in the Area Plan in which the subject property is located, then the
Planning Commission must also make all of those findings. Adoption of the Master Plan

amendment requires a 213 vote of the Planning Commission's membership.

Explanation and Processinq of a Requlatorv Zone Amendment

The following explains a Regulatory Zone Amendment, including its purpose and the review and
evaluation process involved for an application with such a request. The analysis of the subject
proposal can be found beginning on page 12 of this report.

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

Regulatory zones are designed to implement and be consistent with the Master Plan by

ensuring that the stability and character of the community will be preserved for those who live

and work in the unincorporated areas of the County. A regulatory zone cannot be changed if it
conflicts with the objectives or policies of the Master Plan, including area plans that further
define policies for specific communities. The Master Plan is the blueprint for development within
the unincorporated County. Pursuant to NRS 278, any action of the County relating to zoning

must conform to the Washoe County Master Plan,

Evaluation of the proposed Regulatory Zone Amendment involves review for compliance with
countywide policies found in Volume One of the Washoe County Master Plan and applicable
area plan policies found in Volume Two of the Washoe County Master Plan. lf the subject
parcel(s) is within a Specific Plan, Joint Plan or Community Plan found in Volume Three of the
Master Plan, then supplemental review shall be required to ensure compliance with the
applicable plan. Additionally, the analysis includes review of the proposed amendment against
the findings found in WCC Chapter 110, Article 821 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 WCC Chapter 110, Article 821, Amendment of Regulatory Zone. 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.

Master Plan Amendment Case Number MPA16-001

Regulatory Zone Amendment Case Number RZA16-002
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Washoe County Planning Commission Staff Report Staff Report Date: October 25,2016

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

Board of County Commissioners, or it may deny the request. 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 WCC Section 110.821.20. Final

action is taken by the Board of County Commissioners who may adopt, adopt with

modifications, or deny the proposed amendment.
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Washoe County Planning Commission Staff Report Staff Report Date: October 25,2016

ANALYSIS

Background and Current Conditions

The subject property is t60.22-acres in size and is located within the Truckee Canyon Area

Plan. This request seeks to amend the subject property's Master Plan category from Rural to a
mix of lndustrial and Open Space. The request also seeks to change the property's regulatory

zone from General Ruralto a mix of lndustrial and Open Space.

The eastern half of the subject parcel contains a commercial coach previously used as a scale house,

a 114,000 sq. ft. industrial building, and two other small structures. The structures have not been in

use for some time. The application indicates that a gravel pit and equipment storage operation were

the previous uses on the site. The application also states that the pond on the southwestern portion of

the property is a remnant of the previous aggregate mining operations conducted on the property.

Prior to 2006, this parcel was part of a larger, 189-acre property that extended south to the

Truckee River and east to what is now the USA Parkway interchange. ln 2006, the property was

divided into two parcels. Parcel A is the subject property for this application. Parcel B (to the

south and east) is now a federally owned property that contains a portion of the Truckee River

and an area known as the 102 Ranch. The 102 Ranch undenrvent significant river restoration

work by The Nature Conservancy in 2008.

It should be noted that the original application requested an lndustrial Master Plan category and

regulatory zone across the entire property. However, after subsequent conversations with the

applicant's representative, that request was revised to include an Open Space buffer across the

southern portion of the property to better protect the Truckee River. The Open Space portion is

t22.88 acres and covers all areas classified as being within the 1O0-year floodplain, within a
floodway, or within 300 feet of the centerline of thb Truckee River. The remaining t37.34 acres

of the parcel are proposed to become lndustrial.

Compatibility

As visible in the graphic on the following page, the surrounding area is comprised of a mix of General

Rural and lndustrial regulatory zones, and industriaUbusiness park use types.
. North: To the north of the site is lnterstate 80. Across the highway are General Rural and lndustrial

regulatory zones and industrial/business park use types, including the Reno Technology Park and

an aggregate mining pit.

' South: To the south is federally-owned land containing the Truckee River and areas of the 102

Ranch that have undergone river restoration work completed by the Nature Conservancy. Across

the river are Storey County and the Tahoe'Reno lndustrial Center (l-Rl Center).
. West The Nature Conservancy owns a parcelto the west containing a large pond shared with the

subject parcel. The Nature Conservancy has indicated they have no concerns with the request,

other than a request to ensure BMPs are used to protect the river from potential runoff.
. Southwest: Southwest of the site is the Frank A. Tracy Generating Station, also known as the

Tracy Power Plant.
. East To the east of the property is an extension of the federally-owned land that is also to the

south. Further east is the USA Parlaruay interchange.

Master Plan Amendment Case Number MPA16-001
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Washoe County Planning Commission Staff Report Staff Report Date: October 25,2016

The Land Use iompatibility Matrix is found in the Land Use and Transportation Element of the
Washoe County Master Plan. lt is used to assist in determining compatibility between
surrounding land uses and the proposed regulatory zones, as captured in the table below.

Compatibility Rating of Proposed Regulatory Zones with
Existing Regulatory Zones on Adjacent parcels

High Compatibility: or no screening or buffering necessary
Medium Compatibility: Some screening and buffering necessary.
Low Com p ati bi I ity : Si g n ifi c ant

Chanqe of Conditions

screening and buffering necessaty

To the south of the subject property and across the Truckee River is the Tahoe-Reno lndustrial
(TRl) Center in Storey County. At 160 square miles in size, the TRI Center bills itself as the
world's largest industrial center. This fast-growing industrial development has contributed to the
changing nature of the Truckee Canyon area, including additional industrial uses in the
immediate vicinity of the project site, and the new(er) highway interchange at USA Parkway.

Desired Pattern of Growth

This property is situated just north and across the river from the TRI Center, northeast of the
Tracy Power Plant, just south of lnterstate 80, and across the highway from the Reno
Technology Park and an aggregate mining operation. lndustrial uses are adjacent to or nearby
all sides of the property. The Truckee Canyon Area Plan identifies the largest block of industrial
land in the Truckee Canyon as being located between Exits 28 and 32 off of lnterstate 80. This
block of industrial land is located across the highway from the subject site.

The Area Plan also identifies protection of Truckee River water quality as an important concern
for projects in the area. The proposed open space buffer on the subject site is over 22-acres in
size and adjacent to the restored area of the Truckee River at the 102 Ranch.

Services and Facilities

Water and Sewer: The subject parcel is located outside of the Truckee Meadows Service Area
(TMSA) and is not served by community water or sewer. The Truckee Canyon Public Services
and Facilities Plan recognizes the general vicinity as a planned development area requiring

Master Plan Amendment Case Number MPA16-00i.
Regulatory Zone Amendment Case Number RZA16-002
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Washoe County Planning Commission Staff Report Staff Report Date: October 25,2016

water service. ln addition, the State Water Engineer has indicated that there are industrialwater
rights associated with this property, although the nature of future development would determine

whether the existing rights are sufficient. There is an on-site well and septic system that served

the previous aggregate mining uses on the property. However, as indicated in the Washoe

County Health District's memo (Exhibit D-3), any future development on the property would

require an analysis of the existing onsite sewage disposal system, as well as a determination as

to whether the site would need to establish a Permitted Public Water System.

Fire Protection Services: As identified in the Truckee Canyon Area Plan, Truckee Meadows Fire

Protection District (TMFPD) provides fire services in the Truckee Canyon planning area with a
full complement of resources consisting of both paid and volunteer staff and equipment.

Automatic Aid agreements exist with Sparks Fire Department, Lyon County, Storey County and

Pyramid Lake Fire Rescue/EMS. The TMFPD Fire Marshal has indicated that any future

development on the property would need to conform to current fire code requirements, including

the provision of adequate fire suppression water and access for fire department apparatus.

Traffic: The subject site is accessed via a frontage road that intersects with USA Parkway. USA

Parkway also provides access to lnterstate 80 from the TRI Center in Storey County. Both of

these intersections are located within Storey County. RTC, NDOT and Washoe County all

provided comments recognizing that there is significant congestion at the USA Parkway

interchange and that future development in the area, including projected growth at the TRI Center,

will result in the need for substantial improvements to that interchange. The RTC mentions that

this may be compounded by the opening of USA Parkway to Silver Springs in 2017 . As a result of

current and anticipated future impacts from other development further south, the Washoe County

Engineer recommends that NDOT, RTC, Storey County and Washoe County work together to

explore options for mitigating traffic issues in that area. NDOT has also indicated they are

currently working on improvement projects to help mitigate congestion in this area during peak

hours, including modifying the east-bound highway off-ramp and access to the frontage road from

USA Parkway. Depending on proposed future uses for the subject site, other traffic mitigation

measures may be required to be implemented prior to development of the property.

Consistencv with Washoe Countv Master Plan

Master Plan Amendments and Regulatory Zone Amendments are to be reviewed for consistency

with applicable policies and action plans of the Washoe County Master Plan. The following

Master Plan policies and programs are applicable to the proposed amendment requests.

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

Policy LUT.6.2 Promote development projects that direct resources to promote business

attraction, retention and expansion.

Staff Comment: As evidenced by the growing TRI Center to the south and Reno Technology

Park to the north, there is a demand for lndustial properties in the Truckee

Canyon area.

Master Plan Amendment Case Number MPA16-001
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Washoe County Planning Commission Staff Report Staff Report Date: October 25,2016

Policy LUT.9.2 Use techniques for not developing parcels or portions of parcels, such as
transfer of development rights, conservation easements and conservation
subdivisions, in environmentally sensitive and aesthetically valuable areas.

Staff Comment: Converting the southem poftion of the parcel to over 22 acres of Open Space witl
provide additional buffeing and protection for the Truckee River to the south.

Policy LUT.13.4 Where necessary to protect water resources and/or riparian habitat the County
shall ensure, to the extent possible, that areas adjacent to water bodies such as
naturalwatercourse areas shall remain ftee from development (except designated
aggregate resource areas). The County may preserve these open conidor areas .

by means of appropriate dedication during the development process, reasonabte
conditions imposed through the development process, or by acquisition.

Staff Comment: The proposed open space buffer along the southern portion of the propefty is
over 22 acres in size and is adjacent to federal land through which the
Truckee River passes. This buffer extends across the entire 100-year
floodplain and any area of the property within 300 feet of the centerline of the
river. Additionally, the Truckee River Conidor Standards found within WCC
Chapter 110, Article 222 will ensure that future development on the propefty
would not negatively impact the iver. Prior to the issuance of a building permit
or busrness /lcense, an acceptable water qualtty repoft would need to be
submitted identifying how the development will keep from negativety impacting
the river. ln addition, Article 222 requires that future projects meeting specific
thresholds enter into a Development Agreement with Washoe County and
include provisions for protecting the rivefs water qualig.

Consistencv with the Truckee Canvon Area Plan

Master Plan Amendments and Regulatory Zone Amendments are required to be reviewed for
compliance with applicable goals and policies of the Truckee Canyon Area Plan, which is part of
the Washoe County Master Plan. The following goals and policies of the Truckee Canyon Area
Plan are applicable to the proposed amendment requests.

Cultural and Scenic Resources

TC.1.1 Ensure that the scenic views of the Truckee Canyon ptanning area remain
unobstructed.

TC.1.1.1 A minimum 2S-foot buffer should be provided between all property lines
and rights-of-way along all arterial streets. No fences, walls or
structures shall be permitted in these areas. At time of subdivision
application review, a landscape theme should be evaluated.

Staff Comment: The subiect property abuts the NDOT ight-of-way; thercfore, future development
will be subject to a minimum 2*foot open space/scenic buffer measured from the
prcperty line adjacent to the ight-of-way. No fenceg walls or structures will be
permitted within this buffer area. This requircmenf r.s a/so reflected in Afticle 222.

Master Plan Amendment Case Number MPA16-001
Regulatory Zone Amendment Case Number RZA16-002
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Water Resources

TC.2.2 Ensure that development proposed within the wetland areas of the Truckee
Canyon planning area complies with federalwetland regulations.

TC.2.2.1 During development review, Washoe County Department of Community

Services staff will require documentary evidence of compliance with the
requirements of the Federal Clean Water Act.

Staff Comment: There are wetland areas to the south of the subject parcel, but not on the site

itself. The proposed Open Space area of over 22-acres w// assisf in further
protecting the Truckee Nver and any associated wetlands.

TC.2.3 Ensure that allfee land (non-tribal) within the Truckee Canyon planning area
that is located within the Truckee River 100-year floodplain complies with
FEMA guidelines.

Staff Comment: All portions of the subject site that contain l1Fyear floodplain or floodway are
proposed to be converted to Open Space. No development willoccur in this area.

Development Suitabilitv within the Truckee Canvon Area Plan

The Truckee Canyon Development Suitability Map, which is part of the Truckee Canyon Area

Plan, identifies the property as "most suitable" for development. However, there is FEMA flood

zone AE across the southern portion of the property, along with some floodway. This is shown

on the map below with blue dashed lines (subject parcel outlined in yellow). Additionally,

Truckee River Corridor Standards do not allow for structures to be placed within the 10O-year

floodplain, nor within 300-feet of the center of the Truckee River. These areas are proposed to

be converted to Open Space, as shown on the maps on pages 6 and 7 of this staff report. As a

result, no development would occur in those areas.
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Neiqhborhood Meetinq

ln accordance with the provisions of NRS 278.210.2, the applicant is required to conduct a

neighborhood meeting prior to a Master Plan Amendment being scheduled before the Planning
Commission.

NRS 278.210 requires the neighborhood meeting be noticed to a minimum of 30 separate
property owners within a 750 foot radius nearest the area to which the proposed amendment
pertains. The applicant mailed out 35 neighborhood meeting notices to property owners of 151

parcels within 6.5 miles of the subject parcel. The meeting was held at the Hillside Elementary
School on Wednesday, July 14, 2016 at 5:30 p.m. and was noticed in accordance with
applicable regulations which require notice be mailed 10 days prior to the neighborhood

meeting. Washoe County staff and the applicant's representative were present; no other

interested citizens or parties attended the neighborhood meeting. Additionally, no other public

comment has been received regarding this proposal.

Public Hearinq Notice

Notice for the Master Plan and Regulatory Zone Amendments has been provided in accordance
with Nevada Revised Statutes 278.210 and 278.260, respectively. 35 property owners of 151

parcels within 6.5 miles of the subject parcel were noticed of the proposed Master Plan and

Regulatory Zone Amendments by U.S. Mail not less than 10 days before the scheduled

Planning Commission hearing. See Exhibit C for a copy of the noticing map. A legal ad was also

scheduled to be published in the Reno Gazette-Journal November 4,2016 edition.

Aqencv Comments

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

. Washoe Courity Community Services Department
o Engineering and Capital Projects (including Roads, Sewer and Traffic)

o Parks and Open Space

o Planning and Development
. Washoe County Health District

o Air Quality
o Emergency Medical Services
o Environmental Health Services
o Vector-Borne Diseases

o Truckee Meadows Fire Protection District
. Regional fransportation Commission
o State of Nevada

o Division of Environmental Protection

; Department of Transportation
o Division of Water Resources
o Departmentof.Wildlife

. Storey Coynty - Community Development Department

. Truckee Meadows Regional Planning

Master Plan Amepdment Case Number MPA16-001
Regulatory Zone Amendment Case Number RZA16-002

Page L4 of 21
MPAl6-001/RZAI6-002

USA PARKWAY INDUSTRIAL



Washoe County Planning Commission Staff Report Staff Report Date: October 25,2016

. Washoe-StoreyConservation District

. Truckee Meadows Water Authority

. NV Energy
o United States

o Army Corps of Engineers

o Bureau of Land Management
o Fish & Wildlife

o The Nature Conservancy

Comments were received from

Washoe Countv Enqineerino and Capital Proiects Division commented on the proportion

of the property that is located in the flood plain, requirements for flood plain development,
and the updated traffic study. lt was recommended that NDOT, Storey County and
Washoe County work together to explore options to mitigate current and future congestion
issues. (Exhibits D-1 and D-2)

Contact: Kimble Corbridge, 775.328.2054, kcorbridqe@washoecountv.us and
Clara Lawson, 77 5.328.3603, c lawso n@was hoeco u ntv. us

a Washoe County Health District, Environmental Health Services Division commented on

requirements for future development on the property, including for the onsite sewage
disposal system, public water system requirements, and removal of vegetation in the
onsite pond(s). (Exhibit D-3)

Contact: James English, 775.328.2610, ienqlish@
Washoe Countv Parks and Open Space requested that the applicant provide a relocatable

non-motorized trail easement adjacent to the Truckee River along the southern portion of the
property to correspond with future alignment of the Tahoe Pyramid Bikeway. (Exhibit Da)

Contact: Den n is T r oy, 77 5.328.2059, dtrov@was h oecou ntv. us

a

a

a

a

Nevada Division of Water Resources provided comments related to water rights
associated with the property. (Exhibit D-5)

Contact: Steve Shel!, 775.684.2836, sshell@water.nv.qov

Nevada Department of Transportation offered comments on future development that may
affect the adjacent NDOT right-of-way, as well as comments related to traffic at the USA
Parkway lnterchange and increasing grov'rth in the Tahoe Reno lndustrial Center in Storey
County. (Exhibit D-6)

Contact: Jae Pullen, 775.834.8300, ipuIlen(@lot Etate.nv.Us

Nevada Department of Wildlife offered comments regarding run-off to the river and nearby

wetlands and made recommendations regarding buffers. Staff believes these concerns are

addressed with the proposed t22.8-acre Open Space buffer along the southern half of the

Master Plan Amendment Case Number MPA16-001
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property. A water quality report and development agreement will also be required at the time
of future development to address/mitigate potential impacts to the river. (Exhibit D-Z)

Contact: Mark Freese, 775.688.1 145, markfreese@4dow.org

Reqional Transportation Commission (RTC) offered comments related to the USA
Parkway interchange and improvements that will likely be needed in that area due to
several factors, including increasing traffic from the Tahoe-Reno lndustrial Center and the
opening of USA Parkway to Silver Springs. (Exhibit D-8)

Contact: Rebecca Kapuler, 775.332.0714, rkapuler@rtcwashoe.com

Truckee Meadows Fire Protection District offered comments related to future development
on the property, and noted that the current well on-site is not sufficient to provide water for
fire suppression under Washoe County Code. (Exhibit D-9)

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

U.S. Fish and Wildlife Service commented that the subject parcel is adjacent to property
where The Nature Conservancy is implementing a Truckee River restoration project, and
that additional BMPs should be considered to prevent contaminants from reaching the
Truckee River. (Exhibit D-l0)

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

The Nature Conservancv commented that the request appears to be consistent with the
historic use of the site, but that BMPs are recommended to protect the river from potential
contaminant runoff.

Contact: Mickey Hazelwood, mhazelwood@tnc.org

a The Armv Corps of Enoineers and Washoe Countv Health District Emersencv Medical
Services qroup indicated they reviewed the proposal and had no comments.

a

a

a

o

Staff Comments on Required Findinqs for Master Ptan Amendment

For a Master Plan Amendment to be adopted, Washoe County Code Section 110.820.15(d)
requires the Planning Commission make at least three of the following five findings of fact. No
military installations were required to be noticed as a result of this application; therefore the
finding related to a military installation is not required.

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

Staff Comment: There are no policies or action programs of the Truckee Canyon Area
Plan that prohibit approval of the proposed changes to the Master Plan Category.

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

Master Plan Amendment Case Number MPA16-001
Regulatory Zone Amendment Case Number RZA16-002
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Staff Comment: The proposed amendment will provide for land uses compatible with
the existing adjacent /and useg pafticularly to the industialuses across the highway to
the north, southwest to the Tracy Power Plant, and across the Storey County line to the
Tahoe-Reno Industial Center to the south. The t22.8-acre portion of the property that
is proposed to become Open Space will provide additional protections to the Truckee
River and the river restoration work that is part of the adjacent 102 Ranch.

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

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

Staff Comment: This proposal reflects the changing nature of the Truckee Canyon as
the TRI Center to the south continues to grow and the industrial propefty to the north
continues to be developed.

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

the proposed amendment.

Staff Comment: Any future development on the propefiy would require an analysis of
and potential improvemenfs fo the existing onsite sewage disposa/ system. Future
development would also require a determination as to whether the site would need to
establish a Permifted Public Water System. Truckee Meadows Fire Protection District
is the fire protection service provider for the area, and future uses esfablished on the
property would need to conform to current fire code requirements, including for the
provision of adequate fire suppression water. Transportation improvements will need to

be considered along USA Parkway and the l-80 interchange in the future, and the
County Engineer has indicated that NDOT, RTC, Storey County and Washoe County
should work together to explore options for making necessary traffic improvements.

Desired Pattern of Growth. The proposed amendment promotes the desired pattern for the
orderly physical growth of the County and guides the development of the County based on

the projected population growth with the least amount of natural resource impairment and

the efficient expenditure of funds for public services.

Staff Comment: This property is situated just north of and across the riverfrom the TRI
Center, northeast of the Tracy Power Plant, just south of lnterstate 80, and across the
highway from the Reno Technology Park and an aggregate mining operation. lndustial
uses are adjacent to or nearby all sides of the property. The Area Plan also identifies
protection of Truckee River water quality as an important concern for projects in the
area, and the proposed open space portion of the subject site would provide additional
buffeing and protection to the restored area of the Truckee River at the 102 Ranch.

4.

5
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Staff Comments on Required Findinos for Requlatorv Zone Amendment

Washoe County Code Section 110.821.15(d) requires that all of the following findings be made
to the satisfaction of the Washoe County Planning Commission before recommending adoption
to the Board of County Commissioners. No military installations were required to be noticed as a
result of this application; therefore the finding related to a military installation is not required.
Staff has completed an analysis of the Regulatory Zone Amendment application and has

determined that the proposal is in compliance with the required findings as follows.

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

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

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

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

the existing adjacent /and uses, pafticulaly to the industialuses across the highway to
the north, souihwesf to the Tracy Power Plant, and across the Storey County line to the
Tahoe-Reno lndustial Center to the south. The t22.8-acre portion of the property that
is proposed to become Open Space will provide additional protections to the Truckee
River and the river restoration work that is part of the adjacent 102 Ranch. The
proposed amendments will not result in a conflict with the public's health, safety or
welfare.

Response to Chanqed Conditions: more desirable use. The proposed amendment
responds to changed conditions or further studies that have occurred since the plan

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

Staff Comment: This proposal reflects the changing nature of the Truckee Canyon
as the TRI Center to the south continues to grow and the industrial property to the
north continues fo be developed. lmplementing Open Space near the river and
within the 100-yearfloodplain is a/so a more desirable use of the land as a bufferto
the iver.

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

by the proposed amendment.

Staff Comment: Any future development on the property would require an analysis
of and potential improvements to the existing onsife sewage disposa/ sysfem.
Future development would also require a determination as to whether the site
would need to establish a Permitted Public Water Sysfem. Truckee Meadows Fire

3
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Protection Distict is the fire protection seruice provider for the area, and future

uses esfablished on the property would need to conform to cunent fire code

requirements, including for the provision of adequate fire suppression water.

Transpoftation improvements will need to be considered along USA Parkway and
the l-80 interchange in the future, and the County Engineer has indicated that
NDOT, RTC, Storey County and Washoe Coun$ should work together to explore

options for making necessary traffic improvements.

No Adverse Effects. The proposed amendment will not adversely affect the

implementation of the policies and action programs of the Washoe County Master

Plan.

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

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

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

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

impairment and the efficient expenditure of funds for public services.

Staff Comment: This property is situated just nofth of and across the river from the

TRI Center, northeast of the Tracy Power Plant, just south of lnterstate 80, and

across the highway from the Reno Technology Park and an aggregate mining
operation. lndustrialuses are adjacent to or nearby a// srdes of the property. The

Area Plan also identifies protection of Truckee River water qualt$ as an important
concern for projects in the area, and the proposed open space portion of the

subject site would provide additional buffeing and protection to the restored area

of the Truckee River at the 102 Ranch.

Recommendation

Based upon the information presented in the staff report, it is recommended that the required

findings can be made, the proposed Master Plan Amendment be adopted and the proposed

Regulatory Zone Amendment be recommended for adoption to the Board of County

Commissioners. Staff recommends that the Planning Commission:

(1) Adopt an amendment to the Truckee Canyon Master Plan Map, changing the Master

Plan Category from Rural (R) to a mix of lndustrial (l) and Open Space (OS) on the

subject y60.22 acre parcel (APN: 084-120-26). Approve a resolution adopting an

amendment to the Truckee Canyon Master Plan Map; and

(2) Subject to final approval of the associated master plan amendment, recommend

adoption of an amendment to the Truckee Canyon Regulatory Zone Map, changing

the regulatory zone from General Rural (GR) to lndustrial (l) and Open Space (OS) on

the subject parcel (APN: 084-120-26). Approve a resolution adopting an amendment to

the Truckee Canyon Regulatory Zone Map; and

Master Plan Amendment Case Number MPA15-001
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(3) lf the resolution adopting the Master Plan amendments and the resolution
recommending adoption of the Regulatory Zone Amendment are approved, direct
staff to fonrvard these amendments to the Board of County Commissioners. These
approvals include administrative changes with a revised map series including an
updated parcel base and updated applicable text.

(4) Authorize the Chair to sign Resolutions Number 16-16 and 16-17 on behalf of the
Planning Commission.

Possible Motion for Master Plan Amendment

I move that after giving reasoned consideration to the information contained in the staff
report and information received during the public hearing, the Planning Commission adopt
Master Plan Amendment Case Number MPA16-001 having made the following findings in

accordance with Washoe County Code Section 110.820.15(d). I further move to certify the
' resolution and the proposed Master Plan Amendment in MPA16-001 as set forth in this staff

report for submission to the Washoe County Board of Commissioners and authorize the
chair to sign the resolution included as Exhibit A for this matter on behalf of the Planning
Commission.

1 Consistencv 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 Resnonse to ed Conditions. The proposed amendment identifies and
responds to changed conditions or further studies that have occurred since the plan

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

Possible Motion for Requlatorv Zone Amendment

I move that after giving reasoned consideration to the information contained in the staff
report and information received during the public hearing, the Planning Commission
recommend adoption of Regulatory Zone Amendment Case Number RZA16-002 to the
Washoe County Board of Commissioners, having made all of the following findings in

accordance with Washoe County Code Section 110.821.15(d). I further move to certify the
resolution and the proposed Regulatory Zone Amendment in RZA16-002'as set forth in this
staff report for submission to the Washoe County Board of Commissioners and authorize the
chair to sign the resolution included as Exhibit B for this matter on behalf of the Planning
Commission

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

Master Plan Amendment Case Number MPA16-001
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2. Compatible Land Uses. The proposed amendment will not result in land uses which

are incompatible with (existing or planned) adjacent land uses, and will not adversely

impact the public health, safety or welfare.

3. Response to Chanoed Conditions; more desirable use. The proposed amendment

identifies and responds to changed conditions or further studies that have occurred

since the plan was adopted by the Board of County Commissioners, and the

requested amendment represents a more desirable utilization of land.

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

recreation, utility and other facilities to accommodate the uses and densities

permitted by the proposed amendment.

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.

Aooeal Process

Planning Commission action will be effective 10 calendar days after the written decision is
signed by and filed with the Secretary to the Planning Commission and mailed to the original

aflflicant, unless the action is appealed to the Washoe County Board of Commissioners, in

wnicn case the outcome of the appeal shall be determined by the Washoe County Board of

Commissioners. Any appeal must be filed in writing with the Planning and Development Division

within 10 calendar days after the written decision is signed and flled with the Secretary to the

Planning Commission and mailed to the original applicant.

xc: ApplicanUOwner: Stan Lucas, 2850 Temple Ave., Long Beach, CA 90806

Consultant: Rubicon Design Group, LLC, Attn: Derek Wilson, 100 California Ave.,

Suite 202, Reno, NV 89509
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EXHIBIT A

RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN, TRUCKEE CANYON
MASTER PLAN MAP (MPA16.001), AND RECOMMENDTNG ITS ADOPTION TO THE BOARD OF

COUNTY COMMISSIONERS

Resolution Number 16-16

WHEREAS, Master Plan Amendment Case Number MPA16-001 came before the
Washoe County Planning Commission for a duly noticed public hearing on
November 16, 2016; and,

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

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

WHEREAS, the Washoe County Planning Commission has made the findings necessary
to support adoption of this proposed master plan amendment as set forth in
NRS Chapter 278, Washoe County Code Chapter 110, Article 820, and as
follows:

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

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

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

NOW, THEREFORE, BE lT RESOLVED pursuant to NRS 278.210(3) that (1) the Washoe
County Planning Commission does hereby adopt the proposed master plan
amendment in Master Plan Amendment Case Number MPA16-001,
comprised of the maps, descriptive matter and other matter intended to
constitute the amendment as submitted at public hearing noted above and
included as Exhibit A-1; 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.

RA16-001/RZA16-002
EXHIBIT A



ADOPTED this November 16, 2016

WASHOE COUNTY PI-ANNING COMMISSION

James Barnes, Planning Commission Chairman

I hereby attest the Chairman's signature and certify pursuant to NRS 278.210(6) that the
propos6d master plan documeni and maps have been .reviewed and approved by the

Ftairning Commission as an accurate representation of the approved amendment to the

Washoe County master Plan.

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

RZA16-001lRAl6-002
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER
RZA16.002 AND THE AMENDED TRUCKEE CANYON REGULATORY ZONE MAP

Resolution Number 16-17

EXHIBIT B

Regulatory Zone Amendment Case Number RZA16-002 (USA Parkway
lndustrial) came before the Washoe County Planning Commission for a duly
noticed public hearing on November 16, 2016; and,

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

the Washoe County Planning Commission has given reasoned consideration
to the information it has received regarding the proposed Regulatory Zone
Amendment; and,

the proposed Regulatory Zone Amendment shall be adopted pending
adoption of proposed Master Plan Amendment Case Number MPA'I6-001 by
the Washoe County Board of Commissioners and a positive finding of
conformance with the Truckee Meadows Regional Plan; and,

the Washoe County Planning Commission has made the findings necessary
to support adoption of this proposed Regulatory Zone Amendment as set
forth in Washoe County Code Chapter 110, Article 821 as follows:

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

compliance with the policies and action programs of the Master Plan.

2. Compatible Land Uses. The proposed amendment will not result in land

uses which are incompatible with (existing or planned) adjacent land

uses, and will not adversely impact the public health, safety or welfare.

3. Response to Chanoed Conditions: more desirable use. The proposed

amendment identifies and responds to changed conditions or further

studies that have occurred since the plan was adopted by the Board of

County Commissioners, and the requested amendment represents a

more desirable utilization of land.

4. Availabilitv of Facilities. There are or are planned to be adequate

transportation, recreation, utility and other facilities to accommodate the

uses and densities permitted by the proposed amendment.

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,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

MPA|6-001lRZAl6-002
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NOW, THEREFORE, BE lT RESOLVED that the Washoe County Planning Commission
does hereby recommend adoption of Regulatory Zone Amendment Case
Number RZA16-002 and the amended Truckee Canyon Regulatory Zone
Map as included as Exhibit B-1 to this Resolution to the Washoe County
Board of Commissioners.

ADOPTED on November 16, 2016

WASHOE COUNTY PLANNING COMMISSION

James Barnes, Planning Commission Chairman

ATTEST:

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

MPAl6-001/R416-002
EXHIBIT B
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Subject Property

Public Notice Map

Master Plan Amendment Case No. MPA16-001 &
Regulatory Zone Amendment Case No. RZA16-002
(USA Parkway lndustrial)
151 affected parcels selected within 6.5 miles of subject site
(35 separate property owners)

Source Planning and Development Division

0 2

Community Services
Department

WASHOE COUNTY
NEVADA

Post Office Box 11 130
Reno. Nevada 89520 (775) 328 3600
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EXHIBIT D.1
Mullin, Kelly

Subject: MPAL6-001 and RZA16-002

From: Corbridge, Kimble
Sent: Monday, June 20,2076 11:59 AM

To: Mullin, Kelly
Cc: Vesely, Leo; Searcy, Adam
Subject: MPA16-001 and RZA16-002

Kelly,

I have reviewed for Roads and Engineering the referenced Master Plan and Regulatory Zone amendments and have no

conditions but have the following comments:

t. The site plan map showing the flood plains is inaccurate to the FEMA flood plain maps 32031C3103G and

32031C3084G (see below). Also much of the property is in FEMA flood zone AE with some floodway. The

Master Plan Amendment answer to question 6 is therefore inaccurate.

2. Development that is proposed in the FEMA flood plains will require a CLOMR and LOMR approved by FEMA.

3. NDOT will need to approve any proposed use of their facilities to the site.

I t0l, il 0ta

Thx,

Kimble - *-A-;

'. i. r lr. g' '- f- i l.'

Washoe County Community Services Department

I o 775.328.204L I f 775.328.3699 | 1001 E. Ninth St., A-255, Reno, NV 89512

Connect n,rth us qU!"atl I Twitter I Eelelqq! i Tvwv';.washoecourrtv.us



Washoe County
COMM U NITY SERVICES DEPARTM ENT

Engineering and Capltal projects
MEMORANDUM

Kelly Mullen, Planner
Clara Lawson, PE, PTOE, Licensed Engineer
Kris Klein, PE, Senior Engineer
Dwayne Smith, PE, Division Director
October 5,20L6
Truckee Canyon Industrial Zone change Proposal

EXHIBIT D.2

To:
From:
CC:

Date:
Re:

I've reviewed the Truckee Canyon Industrial Traffic Study dated August
zOtO by Solaegui Engineers. The report studied the existing and future
traffic impacts of industrial Park on 44 acres of land currently zoned as
General Rural. The study included a trip generation of an industrial park,
trip distribution, existing traffic volumes at 3 key intersections, future 2026
forecast volumes at those intersections and then calculated level of service
at the key intersections with and without the project traffic for existing and
future traffic.

The main access to this property is via a frontage road that intersects to USA
Parkway. USA Parkway is access to a much larger development south of the
project in Storey county. The proposed zoning would comprise of 15% of
the existing traffic volumes and 1Lo/o of the 2026 traffic volumes. As stated
in Table 3 in the report the LoS at the wB ramps is already at F. ln 2026
the pm peak is at F without the project at all 3 intersections. The County
recognizes there are congestion issues now and in the future and
recommends NDOT, Storey County and Washoe County continue to explore
options to mitigation the traffic.

The frontage road has a sharp 90 degree turn. The County recommends the
developer investigate whether large trucks can negotiate the curve prior to
developing.

1OO1 E.9rH Street. P.O. Box 1113O, Reno, Nevada A9,SZO-OOZI
Phone (775) 328-2O4O. Fax(775) 328-3G99



WASHOE COUNTY
HEALTH DISTRICT

James English
Environmental Health Specialists Supervisor
Environmental Health Services

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

EXHIBIT D.3

ENHANCING OUAL Y OF LIFE

June 29, 2016

Kelly Mullin, Planner
Washoe County Community Services
Planning and Development Division
PO Box 11130
Reno, NV 8952G0027

USA Parkway industrial; APN: 084-1 20-26,
Master Plan Amendment and Regulatory Zone Amendment USA Parloaray lndustrial
MPA16-001 & RZA16-002

Dear Mrs. Mullin:

The Washoe County Health District, Environmental Health Services Division (Division) Engineering

and Vector borne Diseases Program have reviewed the above referenced project. Approval by this
Division is subject to the following conditions:

1. Any future proposals for the site may require the accurate location of the existing onsite sewage
disposalsystem and the associated approvalfrom the State of Nevada, Division of
Environmental Protection in orderto approve any future building permit(s).

2. Due to the unknown future operations that may be proposed for the site, the existing the site may

be required to become a Permitted Public Water System if the type of business and associated

number of visitors and employees meet the minimum requirements established in NAC 445A[or
Public Water Systems. This may be required for the system once the future site proposals have

been determined.
3. With the existing ponds created from previous aggregate mining, as we receive plans forfuture

use of this site vegetation groWng in these ponds must be removed on annual basis to eliminate

the colonization of mosquitoes from this water source.

lf you have any questions regarding the foregoing, please call Jim English at328-2610 or Jim Shaffer

78M599 regarding engineering or vector comments, respectively.

Sincerely,

RE:

CA/JS/:wr

File - Washoe County Health District
Rubicon Desig n Group - dwilson@ru bicondesig ng roup. com

ENVIRON MENTAL HEALTH SERVICES
I O0l East Ninth Street I P.O. Box 1 I I 30 I Reno, Nevada 89520
775-328-2434 I Fax: 775-328-6176 I washoecounty.uslhealth
ServingReno,sparksandallofWashoeCounty,Nevada I WashoeCountyisanEqualOpportunityEmployer

Cc:

9
R&Ucll€alth



WASHOE
COUNTY

ffiffe
NEGlot{ALPARKS
A}IO OPEN SPACE

EXHIBIT D.4

MEMORANDUM

DEPARTMENT OF REGIONAL PARKS AND OPEN SPACE

PLANNING DIVISION

T9r Kelly Mullin, Plonner

FROM: Dennis Troy, Pork Plonner

DATE: Jvne7,2016

SUBJECI: MPA16'001 - Master Plan Amendment and Regulatory Zone Amendment
RZAI6-002 (USA Parkway lndustrial)

Moster Plon Amendment Cose No. MPAI6{01 ond Regulotorv Zone Amendment Cose No.
RZAI6-002 - USA Porkwov lndustriol
The proposed Moster Plon Amendment ond Regulolory Zone Amendment lies wilhin pork District
2C. Woshoe County Porks hos worked diligently with the Tohoe Pyromid Bikewoy orgonizolion to
plon for ond ollocote eosements for the future olignment of this regionol troil.

a

It is the County's desire thot the opplicont provide o relocotoble non-motorized troil
eosement to Woshoe County such thqt o fuiure troil olignment con conespond with lhe
future olignment of the Tohoe Pyromid Bikewoy. The prefened olignment is odjocent to
the Truckee river on the southern side of the proposed rezone.

l00l E.9tn street Reno, NV 89512 77s.328.20s9 dirovowoshoecountv.us



Brian Sandoval
Gotemor

To:

STATE OF NEVADA

Stan Lucas
2850 Temple Avenue
Long Beach, CA 90806

EXHIBIT D.5

JASON iiING, P.E.
State Engineer

DEPARTMENT OF CONSERVATION AND NATURAL RESOURCES

DTVISION OF WATER RESOURCES
901 South Ster,r'art Street, Suite 2002

Carson City, Nevada 89701-525O

17751684-28OO . Fax 17751684-28LL
(8OO) 992-O9OO

1In Itewada Only)
www.qrater.nv.gov

June 13,2016

RE: Comments on Master Plan Amendment MPA16-001 and RZAI6-002

Katy Stark
Washoe County Community Services Department
l00l EastNinth Street, BuildingA
Reno, NV 89512

Master Plan Amendment

Washoe County - U. S. Highway 80 near Entrance32

A portion of Sections 27 and 34, Township 20 North, Range 22,East, MDB&M.

Tentative: One (1) lot totaling approximately 60.22 acres and being Washoe

County Assessor's Parcel Number 084-120-26.

Water Service
Commitment
Allocation: Permits for industrial use numbers 60877 and 60878 are appurtenant to this

parcel.

Name:

County:

Location:

PIat:

Owner-
Developer:

Water
Supply: Water well permitted by the Division of Water Resources.



Review Number MPA1 6-001 and RZAI6-002
0611312016

PageZ of2

General:

Action

Permits totaling 96 acre-feet annually have been issued by the Division of Water
Resources and are held in the name of Stan Lucas. The place of use, as described
in these permits, includes a portion of Washoe County Assessor's parcel Number
084-120-26. The lands of the proposed project also lie within the Truckee
Meadows Water Authority service area. Any water used on the described lands
should be provided by an established utility or under permit issued by the State
Engineer's Office.

All waters of the State belong to the public and may be appropriated for beneficial
use pursuant to the provisions of Chapters 533 and 534 of the Nevada Revised
Statutes (NRS), and not otherwise.

Any water or monitor wells, or boreholes that may be located on either acquired
or transferred lands are the ultimate responsibility of the owner of the property at
the time of the transfer and must be plugged and abandoned as required in
Chapter 534 of the Nevada Administrative Code. If artesian water is encountered
in any well or borehole it shall be controlled as required in NRS g 534.060(3).

Tentative approval of MPAI6-001 and RZAI6-002 based on availability of water
issued under permits 60877 and 60878.

Best regards,

Steve Shell
Water Resource Specialist II
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STATE OF NEVADA

DEPARTMENT OF TRANSPORTATION

District ll

310 GallettiWay
Sparks, Nevada 89431
(775) 8348300 FAX (775) 834€319

October 29,2016

EXHIBIT D.6

RUDY MALFABON PE DircctorBRIAN SANDOVAL
Govemor

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

MPA16-001 & RZAr 6-002
APN #084-120-26

State Route 439, USA Parkway

RE: MPA l6-001 and RZA 16-002 Update

Attention: Ms. Kelly Mullin, Planner

Dear Ms. Mullin:

I have reviewed the updated Traffic hnpact Study (August 2016) prepared by Solaegui
Engineers, Ltd. and have the following comments:

l. The proposed site, Truckee Canyon Industrial, is currently undeveloped land that is located

south of Interstate 80 and west of USA Parkway. The total parcel size is 66.22 acres that will
include the construction of 44.27 acre industrial park with 21.95 acres designated as open

space. Proposed access is from the Frontage Road to Interstate 80.

2. Original submittal package anticipated 405 average daily trips with I 19 AM peak hour trips
and I 30 PM peak hour trips. The update study indicates 2,708 average daily trips with 363

AM peak trips and 378 PM peak hour trips. This is substantially more traffic than originally
proposed.

3. As referenced in the attached response letter from RTC, "RTC's travel demand model
anticipates an 88o/o increase in trips from 2020 to 2030 for the TRI Center alone". NDOT
recommends this study be amended to account for RTC's anticipated TRI Center growth

model.

4. The study indicates the left turn storage design requirements (deceleration: I l0' min. and

storage: 384') for the USA Parkway and Frontage Road intersection is 495 feet. The existing
intersection is approximately 710 feet from the Interstate 80 EB ramps. With an existing left
turn pocket storage length is 325 feet, there may not be adequate space available to extend

the left turn storage without impacting the operations of the USA Parkway Interchange.

NITRAFFIC\1 DEVELoPMENT REVIEWSU016 DevelopmentWashoe County\IilPAlM01-RZA16{02 USA Parl$ay lndustrial\MPA16401-RZA16{02 uNated.docx



DocuSign Envelope lD: C28C5B63-E843-4FEA-9C32-27F0E181 A91E

5. Due to the high traffic volumes on Interstate 80 at the USA Parkway Interchange, NDOT is
working on small improvement projects to help mitigate the congestion during peak hour.
One preliminary concept is to modify the EB off ramp to a dual "free" right turn lanes onto
State Route 439. Depending on the designed vehicle weaving distance, the USA
Parkway/Frontage Road intersection may be impacted. In order to improve capacity and
safety, the intersection may be restricted to a right-in/right-out only.

Thank you for the opportunity to review this development proposal. NDOT reserves the right to
incorporate further changes and/or comments as the design review advances. I Iook forward to
working with you and your team, and completing a sucbessful project. Please feel free to contact
me at (775)834-8300, if you have any further questions or comments.

Sincerely,

-oo€uslgned 
lry:

I J* tvb*
L-o"u*rru*,uorn. 70/29/2016

Jae Pullen, PE, PTOE
District II Engineering Services

Enclosure: NDOT Response Letter dated June 25,2016
RTC Response Letter Update dated October 11,2016

cc: Thor Dyson, District Engineer
File

DS

/p
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STATE OF NEVADA

DEPARTIilIENT OF TRANSPORTATION

District ll
310 GallettiWay

Sparks, Nevada 89431
(775) 834-8300 FAXC/75) 8343319

June 25,2016
BRIAN SANDOVAL

Govemor
RUDY MALFABON PE. OirecTor

MPAI6-001 & RZAI6-002
APN #084-120-26

State Route 439, USA Parkway

Washoe County
Planning and Development Division
P.O. Box 1l130
Reno, NV 89520-0027

Attention: Ms. Kelly Mullin, Planner

Dear Ms. Mullin:

I have reviewed the request to amend the Washoe County Master Plan, Truckee Canyon Area
Plan to change the Master Plan Category on one parcel of +60.22 acres from Rural to Industrial;
and amend the Truckee Canyon Area Plan Regulatory ZoneMap, changing the Regulatory Zone
from General Rural to Industrial. This property (APN #084-120-26) is located at22560lnterstate
80 East, just south of Exit 32, and approximately % mile east of the Tracy Generating Station. I
have the following comments:

l. The Nevada Department of Transportation (NDOT) will require an occupancy permit for any

work perforrned within the State's right-of-way. Please contact the Permit Office at (775)
834-8330 for more information regarding the occupancy permit.

2. Prior to any grading adjacent to the Nevada Department of Transportation right-of-way, a
Drainage Report, including a grading plan, and a Drainage Form must be submitted to the

Permit office. Please contact the Permit Office at (775) 834-8330 for more information.

3. While NDOT has no immediate concerns with this request, the future development may
generate high traffic volumes- I l9 vehicles in the AM peak hour and 130 vehicles in the PM

peak hour. Depending on the trip distribution, access to the USA Parkway Interchange may

significantly impact traffic operations. The existing approach to USA Parkway is
approximately 700 feet from the interchange on ramp. Peak traffic volumes may impact
interchange ramps resulting in stopped traffic on Interstate 80.

4. With the continued growth of the Tahoe Reno Industrial Center, NDOT recommends a traffic
impact study focusing on the USA Parkway Interchange (Exit 32) and provide a mitigation
strategy. NDOT currently does not have plans to upgrade this interchange and section of
roadway. Existing roadway was not constructed to NDOT standards. This presents traffic
concerns with short on/off ramps, limited sight distance, and challenging turning movements
for large vehicles.

5. The state defers to municipal government for land use development decisions. Public
involvement for Development related improvements within the NDOT right-of-way should

NITRAFFIC\I DEVELOPMENT REVIEWS12016 DevelopmentWashoe Countyur,lPA16401-RZAIM2 USA Park$/ay lndustrial\i4PA1O001-RZA16402.docx
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be considered during the municipal land use development public involvement process.
Significant public improvements within the NDOT right-of-way developed after the
municipal land use development public involvement process may require additional public
involvement. It is the responsibility of the permit applicant to perform such additional public
involvement. We would encourage such public involvement to be part of a municipal land
use development process.

Thank you for the opportunity to review this development proposal. NDOT reserves the right to
incorporate further changes and/or comments as the design review advances. I look forward to
working with you and your team, and completing a successful project. Please feel free to contact
me at (775)834-8300, if you have any further questions or comments.

Sincerely,

by:

Ju, tillm

Jae Pullen, PE, PTOE
District II Engineering Services

cc: Thor Dyson, District Engineer
File

6/2s/20L6

w



EXHIBIT D.7

Frcm:
To:
Subrect!
Date:

Mark Freese

Mullin. Kellv

RE: Comments on USA Padcway proposal

Tuesday, July 05, 2016 2;24:.39Wr

Kelly,

I apologrze for not getting thrs to you sooner. Below are a few concerns, recommendations, and

questions we have regardrng the proposal'

1. Pavrng may cause increased run-off and equrpment storage could result rn rncreased

pollutants rnto the wetlands and Truckee Rrver.

a. What protection measures will be utilrzed to ensure sprlls, leaks, and other

pollutants don't enter the wetlands and Jruckee Rrver? We recommend requrring

robust protectron measures to ensure the restored wetlands and Truckee ale

protected.

2 Placing buildings and human actrvrtres adjacent to the wetlands may lower the quality (e.g.

increased stress on wrldlife) of habrtat the wetiands provrde

a. We recommend protectrng the quality of habrtat by'

r. Placing a buffer between wetlands and human activitres (e.9. 200 feet)

1 Planting trees, shrubs, grasses, and forbs rn buffer area

rr. Havrng hrgh magnrtude human activities placed further away than low

magnrtude human actrvrtres (e.g. placing roads and access pornts on the

north srde of buildings away from wetlands so to reduce the norse and vrsual

activities within the wetlands)

ll. Permrttrng relatrvely short structures near wetlands (t.e. so brrds can frnd

and feel comfortable usrng wetlands).

I understand that thrs rs proposal ls a re-zonrng action and not a building perrnrt, but buildrng rs

forthcomrng so I wanted to provide you advanced notice regarding orrr concerns

Let me know rf you have any questrons

Thank you,

t\4ark Freese

Western Region Supervrsrng Habrtat Biologist

Nevada Department of Wildlrfe

1100 Valley Road

Reno, NV 89512

P: \7 7 5) 688- 1 145

F: (775) 688-1889

"...1 feelthat the hrgh tension at whrch the average man has been livrng is wrecking entirely too many

nervous systems. Hunting and fishrng is the best nerve tonic I know, and I brelieve that a greater

opportunity for the average citizen to engage rn this type of outdoor recreation would greatly

promote both the health and happiness of our people." A. Willis Robertson



EXHIBIT D.8
REGIONAT TRANSP('RTAIION CO'IIMESIoN
Metropolitan Planntng ' Publlc Transportatlon 6 Operations , Englnecring & Construction

-_g 
Metropolitan Planning Organizadon of lAtashoe County, Nevada

October 11,2016 FR: Chrono/PL 183-10

RE: MPA{6-001 and RzAl6-002 (usA parkway tndustriatl ttpdated

Dear Ms. Mullin,

The RTC revEwed this_request for a master ptan amendment and regulatory zone amendment
to change the Master Plan Category on one parcel ol t 60.22 acre-s frorn Rurat to lndustrijl
and_Regulatory Zone from Generat Rural to tndustrial on June 17 ,2016 (attached). nn updated
traffic study was completed for this project and submitted to the RTC in Octoblr S, ZOIO ioi
review and additionalcomments are included in this letter.

The Truckee Canyon lndustrial Traffic Study prepared by Solaegui Engineers dated August
2016 assumed an estimated annual average growth rate of 4.6;/0 to priject the future 2026
base traffic volumes. The estimated growth rate was based on historii trimc count data from
NDOTs Annual Traffic Report. Howbver, RTC's travet demand model anticipates 

"n 
Ag./"

increase in trips trom 2020 to 2030 for the TRI Center atone based on the emptoymeni
forecast. The opening of USA Parkway to Silver Springs in2}17 wil likeiy biing adOitionaitraffic
to this area.

Erren using the 4.6% growth rate, the ptldv. identifies significant improvements will be required
due to the projected.growth along USA Paikway. The Jtudy srgg"its rnel-go eastbouni anJ
eastbound ramps will need signalization using the traffic srgnalilarrant 3 to meet policy levelof service for the existing plus_ project scenario. However, the intersections will i"ii UV2026. Additional widening of USA Parkway will be required to meet future traffic volumes
combined with project trips which will include widening of the bridges over the l-gO froniage
road, Truckee River and l-80. Assuming a higher grori/tn rate irilt result in the need fir
additional capacity improvements. Funding tor [heselapacity improvements have not been
identified in the 2Ot$gjonatTransportation Plan. lt is recommended that the OevetopeianJ
staff from NDOT, RTC, Washoe, Storey an-d Lyon Counties work together to develop , ?rnAing
plan for improvements to USA Parkway and the |-8O/USA parkway-intercnange.

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

RTC Board: Neoma Jardon (Cha;r) Ron Smith (Vrce Charr) . Bob Lucey . paul McKenzie . Marsha Befibigler
PO Box 30002, Reno NV 89520 ' 1 t 05 Terminal Way Reno, NV 8950 2 , 7ts-g41-0400 , rtovashoe com



Page2 MPA16-001 and RZA 16-002 (USA Parkway lndustriat) t)pdated

fn9!! yoq for the opportunity to comment on this application. Please feet free to contact me
at775-332-0714 if you have any questions or comments.

Rebecca Kapuler
Planner

RMm

Attachment

Copies: Bill Whitney, Washoe County Community Services
Jae Pullen, Nevada Department of Transportation
Daniel Doenges, Regional Transportation Commission
J ulie Masterpool, Regional Transportation Comm ission
Tina Wu, Regiona! Transportation Commission
David Jickling, Regional Transportation Commission

/849 USA Parkway lrdustrral Updated



^

-g
June 17,2018

REGIONAI. TRANSPORfATION COIIftIISSION
Metropolltan Plann/rr8 . Pabltc ftansportafron t opcrarlots . Engtnealng & constructlon
Mctropolltrn Phnning Orgrnlzetion of Wrrhoc County, Ncnadr

FR: Chrono/PL 18$16

Ms. Kelly Mullin, Planner
Communlty Serulcaa Dcpartment
Washoe County
P.O. Box 11130
Reno, tlv 89520

RE: ilPAl6-001 and RizArG{02 (ugA partnray rnducHar}

Dear Ms. Mullin,

The RTC hae reviewed this request for a masterplan amendment and regulatory zone amendment tochangetheMaserPl,an 9:tqgqtyg gnoparcel a*o.iiacr"sfrom nuralioina,irJtrih.na RegutatoryZone from General Ruralto lndu:strial.

It ie recommended that a traffic lmpac{ study be perfurmed for the l€OruSA parkuay tnterchange todetermlne recommended.irnprovemgnb. Also, irrhen tture oCvirpmeniiorgt'i.'p"r..t has beenldendfied, sid8lilalks should 5e providcd for intehatpeOesuian circulation aE urcltas to accommodatefuture transit seMce.

The RTP, the RTC Bicyde/Pedestrian Mester Plan and the Nevada Department of TransportationPedestrlan Safety Ac'tlon Plan, all lndlcate that nenr a"viopment ario rc<evetopment will bsencouraged to construct pedes0ian and bicycle faciliUes, intemaianotor 
"af.ont 

Id Ur.i-Oereiopreit,withln he reglonal road system. Also, these plans reconim"na utat tf,Jrpp-fioni'Le requrua to designand conetruct any sldeurelkg along the frontage of tne propirty in conformance wiilr the stated ADAspeciflcatlons.

Thank you for fie opportunrty to commEnt on thle appticaffon. Please feet free to contacl me at 335-1901 if you have any guestiohe or commenF.

Sincerely,

I

DanielDoenges, PTP
Senior Technlcal Planner

DD{m

RTc Bo.nt tltoma Jsrdon (Chal{ ' Rm &nih (lrba Cher) Bob tocru paul ltstGrub . Manha Bcrthglcr
POBq300&!'Rlno W89520' ll6Tomrn.lWey Rcno m/8goo,l . z$3ts4.00 . dctrashoccfit



Page 2

Coples:

,849 USA Pailwey lnduruld

MPA16{01 and RZA16-002 (USA Partoaay tnduetial)

BillWhltney, Washoe County Gommunity SeMces
JaE Pullen, Nevada Department of Transportailon
Rebeoca Kapuler, Reglonal Tranepoilaff on Commieelon
Julle Masterpool, Reglonal Traneportation Commieeion
Tina Wu, Reglonal Tranaportation Commiselon
DavH Jlckllng, Regional Traneportatlon Commhslon
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Amy Ray
Fire Mnrslnl

Tinr Leighton
Dii,ision Chie!

Charles A. Moore
Firc Clie.f

June23,2OLG

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

Re: Master Plan Amendment Case No. MPA 16-00L/RZA 15-002 (USA Parkway lndustrial)

The Truckee Meadows Fire Protection District (TMFPD)will approve the above permit with the following
conditions:

o Onsite buildings may be required to be brought into compliance with Washoe County Code 60 if
occupied. This shall include requirements for fire suppression water and access for fire department
apparatus. The current well is not adequate to provide water for fire suppression under Washoe County
Code.

. Any development of the property may be required to provide an overall plan for development to include
infrastructure to accommodate access and all necessary requirements under Washoe County Code.

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

Thank you,

Amy Ray

Fire Marshal

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

Office 775.325.6000 Fax 775.326.6003
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To:
Cc:

From:

Subject:
Date!

Starostka. Andy

l,'lullin. Ke!llr

Lee Carranza

Master Plan Amendment Case Number MPA16-001

Tuesday, July 26, 20L6 8:52:52 AM

Kelly,

The U. S. Fish and Wildlife Service (Service) is providing comments on the Master Plan

Amendment Case Number MPAI6-001 and Regulatory Zone Amendment Case Number
RZAI6-002 (USA Parkway Industrial), a 60.22 acre parcel near USA Parkway, near l-80 and

the Truckee River.

This proposal project adjoins a parcel to the south where The Nature Conservancy (TNC) and

other partners are implementing a Truckee River restoration project. The restoration project

will improve the form and function of the Truckee River hydrograph by reconnecting the river
to the historic flood plain. This will improve the river and riparian habitat for the associated

plant and animal communities, including Lahontan cutthroat trout (Oncorhynchus clarkii
henshnvi),listed as threatened under the Endangered Species Act. This restoration is part of a
multi-year project with multiple parcels in the Truckee Canyon Area from Mustang to USA
Parkway. This development has the potential to impact the Truckee River and the restoration

work that TNC and others are conducting.

It is encouragingto hear that a buffer or green-strip between this parcel and the adjoining TNC
project has been proposed. This buffer will help ensure that storm water sediment and

contaminants are captured on-site. Additional project BMP's should be considered, such as

retention basins, vegetated waterways, water bars, and others, to ensure that contaminants from

the project area (parking lots or hardened surfaces) does not reach the Truckee River and

impact water quality.

The Service encourages Washoe County and the applicant to continue coordination with TNC,

regulatory agencies and other partners, including the Service to ensure that the proposed

project will not impact water quality of the Truckee River or the adjoining river restoration

project.

If you have additional questions, feel free to contact me

Thank you

Andy

Andy Starostka
Fish Biologist
Nevada Fish and Wildlife Office 1340 Financial Boulevard, Suite 234 Reno, Nevada

89502-7147
Tel: (77 5) 86 1 -63 86

Fax: (775) 861-6301
andy_staro stka@fws. gov
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Prepared by:

Rubicon Design Group, LLC

100 California Avenue, Suite 202

Reno, Nevada 89509
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May 15, 2OL6



MPA|6-001IRZA|6-002
AUBIT E

USA PARKWAY INDUSTRIAL PROPERTY

Table of Contents

lntroduction
Project Location
Existing Conditions.
Request Summary..
Master Plan Amendment...........,
Truckee Canyon Area Plan

Truckee Meadows Regional Plan

Regulatory Zone Amendment.........
Potential lmpacts
Request Findings.

List of Figures:

Figure 1 - Vicinity Map .........
Figure 2 - Existing Conditions
Figure 3 - Existing/Proposed Master plan Designations..
Figure 4 - Existing/Proposed Zoning
Figure 5 - Development Suitability Map

Appendices:

Washoe County Development Application
MPA Application
RZA Application
Owner Affidavit
Traffic lmpact Letter
Preliminary Title Report
Proof of Property Tax Payment

L

L

L

4
4

6

8

9

TL

L2

t
2

7

10

15



MPA16-0014RZA16-002
AffiBff E

USA PARKWAY INDUSTRIAT PROPERTY

lntroduction

This application includes the following requests:

A Master Plan Amendment to re-designate 60.22t acres of property from Rural (R)to lndustrial
(l); and

a A Regulatory Zone Amendment to rezone 60.22!. acres from General Rural (GR) to lndustrial (l)

Project Location

The USA Parkway lndustrial site (AP # 084-t2O-25) consists of 6O.22t acres located on the south side of
lnterstate 80 and Clark Station Road, west of USA Parkway. Figure 1 (below) depicts the project location.

\

*

a

7t') -.--

[ffi*,'{#l*

Figurel-VicinityMap

Existing Conditions

The project site is occupied by a commercial/industrial building of roughly 14,000 square feet, an office

building of roughly 1,000 square feet and an ancillary shed. These buildings are currently unoccupied.

Surrounding land uses include: lnterstate 80 and industrial property to the north, Truckee River/United

States government property to the east and south, and wetlands conservation area to the west.

The site is accessed via Clark Station Road from USA Parkway. USA Parkway provides fullaccess to lnterstate

80, both east and west bound.

1
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ln general, the site slopes down from north to south but it also includes graded areas and engineering slopes
designed to accommodate the past industrial use(s), The site is consistent with other developed parcels in
the area and is well suited for development. The site does not qualify as a hillside development per Article
424of theWashoeCountyDevelopmentCodeasitdoesnotcontainslopesinexcess of tS%onZOo/ootmore
of the site. Figure 2 (below) contains photographs showing the property.

4flF5--=F{- Sa:r.-=i::i r

I

View of site from access road, looking west

Existing industria I building

Figure 2 - Existing Conditions
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Looking northeast across site with freeway in background

Looking north across site

Figure 2 - Existing Conditions (continued)
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Request Summary

This application includes two land use requests. The first is a Master Plan Amendment (MPA) from the
current Rural (R) designation to lndustrial (l). The second request is a Regulatory Zone Amendment (RZA)

from the current General Rural (GR) zoning to lndustrial (l).

The net result of this request will be to bring the site into zoning conformance with the historical use of the
property. The property formerly contained a gravel pit and equipment storage operation. The buildings on
site clearly reflect this former industrial use. The intended future use is equipment storage, something that is

compatible with both the past use and with the general area.

It is the intent of the project applicant to establish the necessary Master Plan and zoning designations to
position the site for industrial use. Given the rapid development of the surrounding area, including Storey
County, Sparks, and area road improvements, it makes sense to provide for industrial development.
Equipment storage will serve a valuable support function to development in the area. Storing equipment on
this site is efficient in several ways. First, the site is close to the highly active building environment in Storey
County. Second, storage atthis location reduces trucking traffic into the Sparks/Reno metro area, benefitting
overall traffic flow.

It is important to note that this application is essentially the first step in establishing a storage use at the
project site. Approval of the MPA and RZA do not grant an approval of a specific project. Once the proper
land use designations are in place, any future development of the site for industrial use will require
additional review to establish conformance with Washoe County engineering, public health, and safety
standards.

Each request is summarized below:

Master Plan Amendment

It is proposed to amend the current Rural (R) Master Plan designation to lndustrial (l). The lndustrial
designation is well suited for the project site based on a variety of factors.

An lndustrial designation will allow the site to function in a manner similar to surrounding property and in
conformance with how it was utilized in the past. The site is graded and configured in a manner that
supports industrial uses.

Roads in the area are sized to support industrialvehicles and the site provides easyaccess to lnterstate 80
and to USA Parkway.

The lndustrial designation is compatible with other Washoe County lndustrial designations to the north and
with Storey County industrial property immediately to the south.

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

4
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addressed below:

Land Use and Transportotion Element

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

LUT.3.2: ln order to provide o sufficient supply of developoble lond to meet the needs of the populotion,
Area Plans shall establish growth policies that provide for a sufficient supply of developable land
throughout the planning horizon of the next 20 years, with considerotions to phose future growth
and development based on the corrying copocity of the infrastructure and environment.

This request can serve to implement this policy based on providing needed support property for the ongoing
development in eastern Washoe County and in Storey County. The site is well situated in terms of
infrastructure and services to accomplish this. Failure to provide the necessary property to accommodate
these uses will increase burdens on area roadways and shift industrial development closerto suburban areas
ofSparks and Reno.

LUT.3.5 Area Plans sholl identify adequate lond, in locotions that supportthe regionalform and pattern, for
the residential, commercial, civic ond industrial development needs for the next 20 years, toking
into occount land use potential within the cities and existing unincorporoted centers, existing
vocant lots, ond resource ond infrastructure constraints.

This request supports the regionalform and pattern by locating industrial property close to an area of rapid
commercial development. This commercial development, and ongoing construction, requires industrial land
that can efficiently provide services.

LUT.4.7 Mointoin a bolonced distribution of land use patterns to:

(r. Provide opportunities for a variety of lond uses, focilities and services that serve present ond

future populotion;
b. Promote integrqted communities with opportunities for employment, housing, schools, park

civic facilities, ond services essentiol to the daily life of the residents; and
c. Allow housing opportunities or a broad socio-economic population.

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

Development of this site will protect the quality of service of existing residents and businesses by reducing
road impacts and by locating industrial uses away from suburban and urban development.

1UT.27.4 Preserve the charocter of oreas throughout the County os described in the Areo Plons.

This request will bring the site into closer conformance with the historical use. lt will therefore support the
area's character.

5
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1UT.23.1 Assess all development individually and cumulatively for potential impoct upon the notural
resources of the specific orea of Woshoe County.

As noted in the Environmental Protection section on page 11, the sensitive areas of the site have already
been preserved and are now under the ownership ofthe Nature Conservancy and the US Government. The
remaining parcel is largely graded and developed for industrial use.

Truckee Canyon Area Plan

The site is contained within the Truckee Canyon Area Plan. This Plan establishes constraints and goals for
area development. This request conforms with the Area Plan in the following manner:

Cultural and Scenic Resources (Truckee Conyon Area Plan, p. 3)

The site has not been shown to contain cultural resources. Any developmentwill have to conform to cultural
resources protection standards. Future uses can be contained within the existing industrial areas.

Soils (Truckee Conyon Area Plan, p. 4)

The site includes graded areas and engineered slopes. lt has proven suitable for the industrial use.

Topogrophy (Truckee Conyon Areo Plan, p.5)

The site does not qualify as hillside development, based on Washoe County topographic data. lt is listed as
'Most suitable' for development on the Area Plan Development suitability map.

Fire Hozards (Truckee Canyon Areo Plan, p. 6)

The site is listed as Moderate fire hazard. The usable areas of the site are mostly gravel and present minimal
fire hazard. Most areas of the site have established driving access and present no difficulty to firefighting
equipment.

Flood Hazard/Wetlands (Truckee Canyon Areo plon, p.8)

The site is not listed as floodway or wetlands in the Area plan map.

Land Use Plon - lndustriol (Truckee Canyon Area Plan, p. 75)

The general area is deemed suitable for additional industrial use, provided wetland areas are avoided. As
noted, the graded pad areas of this site are not wetlands.

Figure 3 (below) depicts the existing and proposed Master Plan land use designations for the subject site.

6
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SUAECT$IE

ExistinB Master Plan Designation
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.f;&*&idri
Proposed Master Plan Deslgnatlon

Figure 3 - Existing/Proposed Master Plan Designations
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Truckee Meadows Regional Plan

Area-wide planning goals are established by the Truckee Meadows Regional Planning Agency, and are
contained within the Truckee Meadows Regional Plan 2012. An element of the regional plan is the
delineation of the Truckee Meadows Service Area (TMSA). The Service Area is intended to outline property
subject to suburban and urban development. The subject property of this application is outside the TMSA
boundary. This application is not intended to bring intensification and urban development to the site. The
proposed Master Plan and Zoning Map Amendments do not allow for residential uses and do not require
urban levels of water, sewer, and emergency services provision. Additionally, the site has already functioned
as an industrial site. The requested amendments will not therefore fundamentally alter land use patterns in
the area.

This project is supported by the Regional Plan as outlined below

Module 1of the Plan, titled "Regional Form and Development Patterns" covers land use issues. Goals forthis
module include the following: Recognize the need for regional corridors thot emphasize automobile and
freight mobility (page 1).

This project directly supports this goal by placing an industrial site, intended for equipment storage, directly
adjacent to the largest transportation corridor in the state and close to ongoing commercial development. By
storing equipment close to its likely use point, regional road impacts are reduced.

The Rural Development Area (page 4) describes appropriate uses for rural areas. lt states the following
(emphasis added):

The RDA is outside the Truckee Meodows Service Areas, and contains dispersed development and
employment on large parcels of lond.The RDAwillonly receive limited publicservicesandfacitities. Ronches,
agriculture, forestry, scdttered residences and business or commercial seruices, ond certain types of industrial
ond recreational uses not compdtible with urbdn or suburban development, charad,erize the rurdl dred.

The requested amendments will specifically allow for an industrial use that is not compatible with urban and
suburban areas to be located in an area that will not impact suburban residential development. lt will also
minimize impacts to area roadways.

Under "Regional Form and Pattern" (page 5), the optimizotion of existing infrastructure is listed as a goal.
This request will allow for the re-use of an existing industrial site, and allow for development that is close to
major roadways and close to ongoing development.

Under "Centers and Corridors" (page 7), the Plan includes the following statement (emphasis added):

Specialized land use may be permitted in areas sepordted from the community. Specialized use may include
quarries, sewoge treatment focilities, landfills, hazordous woste disposol facilities, and power generation

focilities or other designated enterprises that are not compatible with high-density dreds.

8
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The plan clearly intends to allow for some uses to be located outside the TMSA boundary. Policy 1.1.5 (page

10) also supports dispersed specialized uses that do not require urban levels of city services, such as the

proposed equipment storage use.

policy 1.2.18 of the Plan (paee 25) recognizes the area east of Sparks as an emerging employment center. lt is

therefore consistent with the plan to allow for support activities in this area as well as utilize existing road

infrastructure.

Regulatory Zone Amendment

ThesecondcomponentofthisrequestisaRegulatoryZoneAmendment(RZA). Currently,theprojectsiteis

zoned General Rural (GR). This request seeks to amend the designation to lndustrial (l).

Combined with the requested MPA, this zoning change will bring the property into conformance with the

historical use of the site as an industrial area. As noted, the site contains industrial buildings and is graded

for industrial use.

USA parkway, currently under construction, is a major land-use change to the area. This road will alter truck

traffic routes and encourage development of both Washoe county and storey county properties. The nearby

Tahoe Reno lndustrial Center has been pursuing substantial development. The area is clearly experiencing

growth and altered land-use patterns. This request is therefore a response to these changed conditions and

an effort to efficiently use an existing industrial site.

As an industrial site, the subject property will be able to serve nearby construction without impacting

suburban areas of sparks or Reno. The proposed designation will not require the extension of additional

urban services to the site.

Figure 4 (following page) depicts the existing zoning and the proposed zoning for the project site.

9
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Figure 4 - Existing/Proposed Zoning
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Potentia! !mPacts

At this time, an intended use has been identified but no specific site plan has been developed' Required

buitding space, total project size, etc, have not been evaluated or designed' Therefore, it is difficult to fully

assess the impacts of an unknown final project' However, it is logical to assume that the site will be

developed with some sort of operable equipment storage business. As such, this section attempts to analyze

the planning-level impacts associated with these MPA and RZA requests.

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

entitrement to construct the proposed use. Any use of the site will be subject to review by washoe county

for zoning compliance ana witt have to install site upgrades (landscaping, paving, etc) to the satisfaction of

the Planning, Engineering, Building, and Health Departments'

This section nonetheless aims to provide a review of potential impacts that could result from use of this

property. Any impacts discussed here reference the tuitoo acres of the site. ln practice, it is highly unlikely

that the full site would be utilized. lt is more likely that the existing graded areas and easily accessible flat

areas would be used while the remaining areas would be left in their current state. By this reasoning, the site

is unlikely to contain more than about 30 acres of industrial development' However, in an effort to set an

upper boundary for impacts, the full site is analyzed'

o Traffic

ln preparing these requests, a Trip Generation letter was completed by a traffic engineer' This letter is

included with this report. lt cites 405 average daily trips generated by the property. PM Peak Hour trips is

listed as 130. USA parkway and lnterstate g0, the i*o'tareert roads in the vicinity, can easily handle traffic

generation of this size without undue impacts'

o PublicFacilities/!nfrastructure

There are existing well and septic systems on site. These systems were installed to serve the former

industrial operations on the site. These facilities will remain in place and there is no need to extend

additional public services to the site'

o Public Services

The site is already served by REMSA, the washoe county Sheriff's office and by area fire stations in

Lockwood and in the Tahoe Reno lndustrial center. Given the low occupancy rates of an equipment storage

operation, no additional public services are required

o EnvironmentalProtection

The site is near the Truckee River and therefore environmental protection is a prime consideration' ln this

case, the site has already received restoration and protection efforts' As noted, the site contained an

industrial use, a gravel mine, in the past. This use resulted in substantial site disturbance including deep pits

tL
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adjacent to the river. Portions of the site were conveyed to the Nature Conservancy and the United States
Government. These areas have since been parceled off and restored. Additional development of these areas
is therefore unlikely. The net result is that the sensitive areas of the site have been removed from
development. The 60-acre parcel that remains was judged not suitable for preservation/restoration and was
intended for future use.

Request Findings

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

Master Plan Amendmenta

When adopting an amendment, the Commission shall make all required findings contained in the area plan
for the planning area in which the property that is the subject of the Master Plan amendment is located and,
at a minimum, make at least three of the following findings of fact unless a military installation is required to
be noticed, then in addition to the above, a finding of fact pursuant to subsection (6) shall also be made:

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

The requested lndustrial designation will allow for the establishment of lndustrial (t) zoning. lndustriat
zoning will bring the site into conformance by matching the historical use to the County's planning
designations. Additionally, the proposed amendment is consistent with surrounding uses and
designations.

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

The proposed use is directly compatible with surrounding industrial uses and designations, both in Washoe
County and in Storey County to the south. l\lo impacts will be introduced to the site that were not already
present with the past industrial use of the property.

(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.

Significant changes have come to the area recently, primarily because of regional commercial
development. This includes the Tahoe Reno lndustrial Center, advertised as the World's largest industrial
park, and USA Parkway currently under construction. lndustrial property is clearly needed in the area to
support this development.

L2
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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.

The site is tocated adjacent to lnterstate 80 and USA Parkway and is therefore wellserued by regional

roads. Utility needs of the site will be minimal and no new services will be required. The site contains an

existing septic system and well that served the prior industrial use.

(5) Desired pattern of Growth. The proposed amendment will promote the desired pattern for the

orderly physical growth of the County and guides development of the County based on the projected

population growth with the least amount of natural resource impairment and the efficient

expenditure of funds for public services.

The amendment provides for orderly growth by siting industrial uses away from urban and suburban

neighborhoods. Truck traffic into urban area is reduced with this amendment. lmpacts to public

expenditures will be minimalwith this request.

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

mission of the military installation'

Not applicable.

r Regulatory Zone Amendment

(1) Consistency with Master Plan. The proposed amendment is in substantial compliance with the

policies and action programs of the Master Plan.

As detaited in the planning policy Analysis section of this report the request RZA serves to implement

numerous goals and policies of the washoe county Master Plan. This includes a sufficient provision of

industrial !and and the locating of industrial uses away from existing neighborhoods.

(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.

surrounding areas include major roadways and industrial operations. This request is therefore highly

compatible with surrounding uses.

(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.

As noted above, significant changes have come to the area recently through regionat commercial
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development. This includes the Tahoe Reno Industrial Center and USA Parkway currently under
construction. lndustria! property is clearly needed in the area to support this development.

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

As noted, the transportation network serving the site inctuUes two of the largest roads in the area (180,

USA Parkway). Additional seruice requirements will be minimal.

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

As detailed in the Planning Policy Analysis section of this report, the project sen es to implementgoals and
policies of the Master Plan and Area Plan. The amendment will bring the site into conformance by having
the historical industrial use match the planning designations.

(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.

The amendment provides for orderly growth by siting industrial uses away from urban and suburban
neighborhoods. Truck traffic into urban area is reduced with this amendment. lmpacts to public
expenditures will be minimalwith this request.

(7) Effect on a Military lnstallation When a Military lnstallation is Required to be Noticed. The proposed
amendment will not affect the location, purpose and mission of the military installation.

Not applicable.
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Figure 5 contains an excerpt from the Truckee Canyon Development Suitability map, contained in the

Truckee Canyon Area Plan. Note that the subject site is listed as "most suitable" for development.

Flgure 5 Development Suitability map

subiect site
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Washoe Gounty Development Application

Your entire aPPlicatio n is a public record. lf You have a concern about releasing

personal information, P lease contact Planning and Developm ent staff al 77 5.328.3600

Project lnformation Staff Asslgned Case No.:

Project Name:

USA ParkwaY lndustrial

Project A Master Plan Amendment from Rural to

Description: from General Rural to lndustrial on 60'22
lndustrial and a Regulatory Zone Amendment

acres located south of l-80 at USA Pkwy.

22560 lnterstate 80 EastP Address:
60.22 acresect Area or

project Location (with point of reference to major cross streets AND area

Souin of lnterstate 80 and Clark Station Road, west of USA Parkway

Assesso/s Parcel ParcelParcel

locator):

. Nearest gross street is Clark

Station Road and USA ParlawaY

Assessor's Parcel
60.22 acres084-120-26

Section 27,T20N,R22E

Case

lndicate any previous Washoe County approvals associated with this applicatlon:

lnformation (attach additional sheets if necessary)

Professlonal Consultant:Owner:

Applicant

Name: Rubicon Design Gro!P,!!9-
Name: Stan Lucas

Address 100 Califomia Ave. Suite 202
Address: 2850 TemPle Avenue

Zip: 89509Reno, NVZip:90806Long Beach, CA

Phone: 775-425'4800 Fax:
Phone: 562-595-6721 Fax:

Email:dwilson@rubicondesig!qro!!'com 

-
Email: lucasclassictires@gmail.com

Cell:775-527-6710 Other:
Cell: 562-595-6721 Other:

Conlact Person: Derek Wilson
Contact Person: Stan Lucas

Other Persons to be Contacted:
AppticanUDevel operl

Name:Name: Same as Above
Address

zip:
Address:

Fax:Phone:
Fax:Phone:

Email:Email:
Other:CellOther:Cell:

Contact Person:

lnitial:Date Received: Planni Area:

Contact Person

For Office Use OnlY

Master PlanCounty Commission District:

CAB(s):

February 2014



MPA|6-001lRZAl6-002
flUIBIT E

Community Services Department

Planning and Development

IVASTER PLAN AIVIEN DTVIENT

APPLICATION

Community Services DePaftment
Planning and DeveloPment

1001 E Ninth St., Bldg A.
Reno, NV 89520

Telephone: 775.328.3600
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Master Plan Amendment
Supplemental lnformation

(All required information may be separately attached)

Chapter 110 of the Washoe County Gode is commonly known as the Development Code. Specific
references to Master Plan amendments may be found in Article 820, Amendment of Master Plan.

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

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

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

of the Master Plan

tr A request to add, amend, modify or delete any of the adopted policies in the area plans

B A request to add, amend, modifu or delete specific languaqe found in the area plans

B Other (please identify):

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe
County Master Plan. Staff will review the application to determine if the amendment request is in
conformance with the policies and language within the elements and area plans of the Master Plan or if
the information provided supports a change to the plan. Please provide a brief explanation to all
questions.

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

It is requested that the existing Rural designation be amendmed to lndustrial. This will bring the
existing onsite industrial building into compliance. Refer to attached report for a detailed
description.
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2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe
County Master Plan that supports the need for the amendment request?

The project site has been used for industrial purposes since 1985. This, coupled with the massive
growth within the adjacent Reno Tahoe lndustrial Center and construction of USA Parkway, have
fundamentally changed the character of the area. The site's location along the lnterstate and
adjacent to the world's largest industrial park make it highly illogical for residential use. The
propsoed lndustrial designation brings current buildings/use into compliance with Washoe County
policies and provides for land use that is complemengtary to the sunounding area.

Refer to attached report for additional details and analysis.

3. Please provide the following specific information.
a. What'is the location (address or distance and direction from nearest intersection)? Please attach

a legaldescription.

The project site lies directly south of lnterstate 80 along Clark Station Road, approximatley 2,500
feet west of USA Parkway. Refer to attached report for details related to the project location,
including a vicinity map.

A legal description is included within the attached preliminary title report.

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

APN of
Parcel

Master Plan
Designation

Existing
Acres

Proposed
Master Plan
Desiqnation

Proposed
Acres

084-120-26 Rural 60.22 acres lndustrial 60.22 acres
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c. What are the adopted land use designations of adjacent parcels?

North lndustrial

South Rural

East Rural

West Rural

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

roadways, buildings, etc.):

The project site currently includes a scale house/office, graded yard areas and a 14,000 +/- square

foot industrial building. Refer to attached report for additional details.

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.

The southern portion of the site includes ponds that are representative of previous aggregate mining

operations. In general, the site is flat and well suited for development, The Truckee River lies to the

south. ln general, the developed areas of the site have been graded to remove the flood

designation. Also, the Bureau of Land Management acquired land from the applicant to complete a

wetlands and river restoration project which ensures wildlife and sensitive habitats/areas are

preserved. Refer to attached report for additional details.
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6. Describe whether any of the following natural resources or systems are related to the proposed

amendment:

a, ls property located in the 10O-year floodplain? (lf yes, please attach documentation of the extent

of the floodplain and any proposed floodplain map revisions in compliance with Washoe County

Development Code, Article 416, Flood Hazards, and consultation with the Washoe County

Department of Public Works.)

Explanation

small portion (at the south) is located within an area subject to flooding. Refer to attahced

report for additional details.

Does property contain wetlands? (lf yes, please attach a preliminary delineation map and

describe the impact the proposat will have on the wetlands. lmpacts to the wetlands may require

a permit issued from the U.S. Army Gorps of Engineers.)

Explanation

No regulated wetlands are located onsite.

c. Does property contain slopes or hillsides in excess of 15 percent and/or significant ridgelines? (lf
yes, please note the slope analysis requirements contained in Article 424, Hillside Development

of the Washoe County Development Code.)

Explanation

b

trNoA Yes

ANotr Yes

ANotr Yes



MP416.001/Rz/.l6-002
AUBff E

d.

Explanation:

The site lies just north of the Truckee River However, the BLM acquired land from the applicant

to complete a wellands

remain protected.

restoration proj ect which fully enSUTES that sensitive areas will forever

e. Does properfy contain prime farmland; is within a wildfire hazard area, geothermal or mining area'

and/or wildlife mitigation route?

Explanation:

7. please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity

or associated with the proposed amendment:

Explanation:

Does property contain geologic hazards such as active faults; hillside or mountainous areas; is

subject to avilanches, iandsiides, or flash floods; is near a stream or riparian area such as the

Trutkee River, and/or an area of groundwater recharge?

trNog Yes

9JNotr Yes

BNotr Yes
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8. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment

requests in some groundwater hydrographic basins [e.9. Cold Sprlngs, Warm Springs, etc.] require
proof of water rights be submitted with applications. Please provide copies of all water rights
documents, including chain of title to the original water right holder.)

A Yes trNo

lf yes, please identify the following quantities and documentation numbers relalive to the water rights

a. Permit # acre-feet per vear

b. Certificate # acre-feet per year

c. Surface Claim # acre-feet per year

d. Other # acre-feet per year

e. Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of
Water Resources of the Department of Conservation and Natural Resources):

There is an existing permifted well onsite.

f. lf the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additional developmenl.

The anticipated use of the property is heavy equipment storage which will be more than adequately

served by the existing onsite well.
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g. please describe the source and timing of the water facilities necessary to serve the amendment:

a. System TYPe:

b. Available:

d Individualwells

Provlder:tr Private water

Provider:tr Public water

c

A Now O 1-3 years B 3-5 years tr 5+ years

Washoe County Capital lmprovements Program project?

d. lf a public facility is proposeb and is currently not listed in the Washoe County Capital

lmprovements program and not available, please describe the funding mechanism for ensuring

availability of water service:

10. what is the nature and timing of sewer services necessary to accommodate the proposed

amendment?

a. System TYPe:

b. Available:

ENotr Yes

A lndividual

Provider:tr Public sYstem

A Now B 1-3 years tr 3-5 years O 5+ years

c. Washoe County Capital lmprovements Program project?

ANoB Yes
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d. lf a public facility is proposed and is currently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of sewer service, lf a private system is proposed, please describe the system and the
recomm ended location(s) for the proposed facil ig.

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

USA Parkway with connection to Clark Station Road. Refer to attached report for additional details.

12, Will the proposed amendment impact existing or planned transportation systems? (lf yes, a traffic
report will be required. See attached Traffic lmpact Report Guidelines.)

Yes No

13. Community Services (provided and nearest facility):

a. Fire Station Lockwood Fire Station

b. Health Care Facility Renown Regional Medical Center

c. Elementary School Marvin Moss

d. Middle School Dilworth

e. High School Reed

f. Parks Nature Conservancy Trail and Park

q. Library Sparks Main

h. Citifare Bus Stop N/A.
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14. Describe how the proposed amendment fosters, promotes or complies with the policies of the
adopted area plans and elements of the Washoe County Master Plan:

a. Population Element:

N/A.

Refer to attached report for a detailed policy analysis.

b. Conservation Element:

Policies from the Conservation Element are addressed in the attached report.

c. Housing Element:

N/A. No housing is associated with this request.

d. Land Use and Transportation Element:

The request allows for an existing non-conforming use to be brought into compliance. Also,
changes in the area warrant the requested change. Refer to attached report for a detailed

analysis.
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15. lf the area plan includes a Plan Maint9nance- 
and analysis required by the Plan Maintenance

Public SeMces and Facilities Element:

f. AdoPted area Plan(s):

of the Truckee CanYon Area Plan is included in the attached rePort.

component, address all policies and attach all studies

criteria.

and faciliti need ed to serve the site are in place and have been greatlY
services ES

report for detailed analyis.
the nstructio of USA ParkwaY Refer to attached a

nced with co n

Plan Maintenance section'does not include a
Truckee CanYon Area Plan
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Applicant Comments

This page can be used by the applicant to support the master plan amendment request and should

address, at a minimum, fro* on"'or more of the'findings for an amendment are satisfied. (Please referrer

to Article 820 ot lhe Washoe County Development Code for the list of Findings')

Please refer to the attached supplemental rePort that provides a detailed Project description and analYsis

ofthe request.
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Community Services Department

Planning and Development

REGU LATORY ZON E AIUENDIUENT

APPLICATION

Community Services Department
Planning and Development

1001 E. Ninth St., Bldg A
Reno, NV 89520

Telephone: 775.328.3600
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Reg u lato ry Zone Amendment
S upplemental lnformation

(Alt required information may be separately attachefl)

Chapter 110 of the Washoe County Code is commonly known as the Development Code' Specific

refeiences to Regulatory Zone amendments may be found in Article 821, Amendment of Regulatory

Zone.

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

County Zoning Map. Piease provide a brief explanation to all questions answered in the affirmative.

1. Please describe the Regulatory Zone amendment request:

It is requested that 60.22 acres be redesignated from General Rural to lndustrial in

existing onsite conditions and bring the existing use into conformance with cunent
order to reflect

zoning standards.

Refer to attached report for a detailed description.

2. List the Following information regarding the property subject to the Regulatory Zone Amendment.

a. What is the location (address, assessor's parcel number or distance and direction fiom nearest

intersection)?

The Assessor lists the address as 22560 lnterstate 80 East. The site is located immediately

south of lnterstate 80 along clark station Road, just west of USA Parkway' APN # 084'120'26'

Refer to attached report for additional details and vicinity map
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b. Please list the following (attach additional sheet if necessary):

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

Zoning Use (residential, vacant, commercial, etc,)
North lndustrial lndustrial

South GR Nature Preserveff ruckee River

East GR Vacant

West GR Vacant

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

The project site currently includes a scale house/office, graded yard areas and a 14,000 +/- square
foot industrial building. Refer to attached report for additional details.

APN of Parcel
Master Plan
Desiqnation

Current
Zoninq

Existing
Acres

Proposed
Zoninq

Proposed
Acres

084-120-26 Rural GR 60.22 lndustrial 60.22 acres
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4. Describe the natural resources associated with the site under consideration. Your description should
lnclude resource characteristics such as water bodies, vegetation, topography, minerals, soils and
wildlife habitat.

The southern portion of the site includes ponds that are representative of previous aggregate mining
operations. ln general, the site is flat and well suited for development. The Truckee River lies to the
south. ln general, the developed areas of the site have been graded to remove the flood
designation. Also, the Bureau of Land Management acquired land from the applicant to complete a

wetlands and river restoration project which ensures wildlife and sensitive habitats/areas are
preserved. Refer to attached report for additional details.

5. Does the property contain development constraints such as floodplain or floodways, wetlands, slopes
or hillsides in excess of 15o/o, geologic hazards such as active faults, significant hydrologic resources
or major drainages or prime farmland?

O Yes INo

Explanation

6. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity
or associated with the proposed amendmeht:

tr Yes ENo

Explanation:
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7. Do you own sufficient water rights to accommodate lhe proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.9. Cold Springs, Warm Springs, etc.] require
proof of water rights be submitted with applications. Please provide copies of all water rights
documents, including chain of title to the original water right holder.)

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

a. Permit # acre-feet per year

b. Certificate # acre-feet per year

c. Surface Claim # acre-feet per year

d. Other # acre-feet per year

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

There is an existing permitted well onsite

f. lf the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additional developrnent.

The anticipated use of the property is heavy equipment storage which will be more than adequately
seryed by the existing onsite well.

E Yes trNo
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8. Please describe the source and timing of the water facilities necessary to serve the amendment:

a. System Type:

E lndividualwells

tr Private water Provider:

tr Public water Provider:

b. Available:

tr Now tr 1-3 years tr 3-5 vears tr 5+ years

c.

d

ls this part of a Washoe County Capital lmprovements Program project?

lf a public facitity is proposed and is currently not listed in the Washoe County Capital

lmprovements Program and not available, please describe the funding mechanism for ensuring

availability of water service:

g. What is the nature and timing of sewer services necessary to accommodate the proposed

amendment?

a. System TYPe:

E lndividualseptic

tr Public system Provider:

b. Available:

ENotr Yes

E Now B 1-3 years tr 3-5 years tr 5+ years

c. ls this part of a Washoe County Capital lmprovements Program project?

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

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

USA Parkway with connection to Clark Station Road. Refer to attached report for additional details,

1'1. Will the proposed amendment impact existing or planned transportation systems? (lf yes, a traffic
report will be required. See attached Traffic lmpact Report Guidelines.)

12. Community Services (provided and nearest facility):

a. Fire Station Lockwood Fire Station

b. Health Care Facilitv Renown Regional Medical Center

c. Elementarv School Marvin Moss

d. Middle School Dilworth

e. Hish School Reed

f. Parks Nature Conservancy Trail and Park
g. Library Sparks Main

h. Citifare Bus Stop N/A.

tr Yes ENo
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Projects of Regional Significance lnformation - for Regulatory Zone Amendments

Nevada Revised Statutes 278.026 defines 'Projects of Regional Significance.' Regulatory Zone
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning
Commission (TMRPC) must respond to the following questions. A "Yes" answer to any of the following
questions may result in the application being referred flrst to the Truckee Meadows Regional Planning
Agency 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?

tr Yes ENo

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

tr Yes ENo

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

E Yes ENo

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

tr Yes ENo

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

tr Yes ENo

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

tr Yes ENo

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

tr Yes ENo
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Applicant Comments

This page can be used by the applicant to support the regulatory zone amendment request and should
address, at a minimum, how one or more of the flndings for an amendment are satisfied. (Please referrer
to Article 821 of the Washoe Gounty Development Code for the list of Findings.)

Please refer to the attached supplemental report that provides a detailed project description and

analysis of the request.
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Property Owner Affi davit

O lqu L*ca-5Applicant Name:

The receipt of this application at the time of submittal does not guarantee the application complies with all

requirements of th6'Washoe County Devetopment Code, the Washoe County Master Plan or the

apiticante area ptan, the applicable regulatory zoning, or that the application is deemed complete and will

be processed.

STATE OF NEVADA

COUNTY OF WASHOE

n l-utLa-s
(please print name)

being duly sworn, depose and say that I am the owner* of the property or properties involved ln this

appticatioir as listed below and that the foregoing stalements and answers herein contained and the

infbrmation herewith submitted are in all respects complete, true and conect to the best of my knowledge

and belief. I understand that no assurance or guarantee can be given by members of Planning and

Development.
(A separate Affldavlt must be provided by each property owner named ln the tltle report')

Assessor Parcel Number(s): 0g t20 26
-9 l- tuca 5

Printed

S

2650 gvK ln Rvu
vL p ea.. /1 0b

Subscribed and sworn to before
day of 

-'

me this
(Notary Stamp)

for said county and state 'Spe e{{,rc[,e{ Cqti 0N.iq G.{,Co.-& 
\'

Notary

'Owner refers to the followtng: (Please mark appropriate box.)

B Owner

tr Corporate Officer/Partner (Provide copy of recorded document indicating authority to slgn.)

tr Power of Attorney (Provide copy of Power of Attorney.)

O Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)

tr Property Agent (Provide copy of record document indicating authority to sign.)

tr Letter from Government Agency with Stewardship

Eahertaat 2(11 I
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GALIFORilIA JURAT wlTH AFFIANT STATEUEilT GOVERNMENT CODE S 8202

6see Attached Document (Notary to cross out lines 1-6 below)
tr See Statement Below (Lines 1-6 to be completed only by document signer[s], not Notary)

Signature of Document Signer No. 1 Signature of Document Signer No.2 (if any)

A notary public or other officer completing this cefiificate verifies only the identity of the individual who signed the
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California Subscribed and swom to (or affirmed) before me

County or Los *nao\rS- )- on this l l dav of

by Date
20)s-

Year

),

(1

(and

Name(g) of Signerb)

proved to me on the basis of satisfactory evidence
to be the persoq(E) who appeared before me.

Signature

Signature of Public

Sea/
Place Notary SealAbove

OPTIONAL
Though this section is optional, completing this information can deter alteration of the document or

fraudulent reattachment of thrb form to an unintended document.
Description of Attached Document

Title or Type of Document: htqu t(. aot6
NumberofPages: \ Signer(s) OtherThan Named Above:

Document Date:

t\/b

@2014 National NotaryAssociation. www.NationalNotary.org . 1-800-US NOTARY (1-800-876-6827) ltem #5910

Coflrlilrslon # 211'1007
tlotffy tulllc - Cdllornla

Lot Colnt,
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SOLAEGUI
ENGINEERS

May 6,2016

Clara Lawson, P,E.

Washoe County Engineering
l00l East Ninth Street

Rerro, Nevada 89520

Re: Truckee Canyon Industrial Zone Change' Trip Generation Letter

Dear Clara:

This letter contains the findings of our trip generation review of the proposed industrial land

zone change on propefiy located west of the USA Parkway I-80 Interchange in Washoe

County. The developer's zone change request is for 60 acres ofland.

Trip generation calculations are based on the Ninth Edition of ITE Trip Generation (2012).

The calculation sheet is attached for ITE land use #120: General Heavy Industrial. Table 1

shorvs the trip generation summary for the use.

TABLE I
TRIP GENERATION

LANU_uSE

General Heavy hrdustrial

60 Acres

AM PEAK HOUR
TOTAL

PM PEAK HOUR
TOTALADI

u9 t30

As indicated in Table l, the average daily trip total is 405 trips with 119 AM peak hour trips

and 130 PM peak hour trips. These totals are based on parcel size and do not represent a

specific site developrnent plan.

We trust that this information will be adequate fcrr your initial project review. Please contact

us ifyou have any questions or comments.

zYPeb-/a

405

|'
V
SO

Paul

Enclosures
LettersiTruckec Canyou lndustrial Trip Letter

SoloeguiEngineers Ltd. . 7.l5 H Street. Sporks, Nevqdq 89431 . 7751358-lm4. FAX 7751358-1098

Civil & Troffic Engineers
e-moih psoloegui@ool, com
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Average Rat,e Trip CalculationsFor 60 Acres of General Heavy Industrial (120)

Proj ect :

Phase:

Descript,ion:

tRl

Open Date:
Anal-ysis Date:

Average
Rate

SE,andard
Deviation

AdjusEment,
E act,or

Dtiveway
Volume

Avg. Weekday 2-Way Vol_urne 6.?s

7 -9 l*t Peak Hour Ent,er
7-9 PNI Peak Hour Exit
7-9 AM Peak Hour Total

4-6 PM peak Hour Enter
4-5 PM Peak Hour Exit,
4-6 PM Peak Hour Total

SaEurday 2-Way Volurne 0.00

SaEurday Peak Hour Enter
Saturday Peak Hour ExiE,
Sat,urday Peak Hour ToEal

0.00
0. 00
1. 98

1.00
1. 00
L. 00

0
0

119

0. 00
0. 00
2.L5

0. 00
0.00
0. 00

1. 00
1. 00
1.00

0
0

130

0. 00
0. 00
1.93

0

0
0
0

0. 00
0. 00
0. 00

8,52

0. 00

1. 00

1. 00

405

0. 00
0. 00
0. 00

1. 00
r.. 00
1. 00

Not.e: A zero indicates no daEa availabLe.Source: fnsE.itut,e of Transportation EngineersTrip Generation Manual., 9th Edition, 2OL2

TRIP GENERATTON 2013, TRAFFTCWARE, IJLC
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Washoe county Trsasur€r
TammlDavls
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Washs County TrcasuGr
P.O. Box 30039, Rcno, NV 89520'3039
ph: (775) 32E-2510 lax. (7i5) 328-2500
Email l.x@wsho6county.ui

Parcel InformationWashoe Cou

l1c.el-fD
084L2026

Status

Active sl6120 16 2:10:29 AM

Last Update

Geo CD:

SITUS!
22560 INTERSTATE 80 E

WASHOE COUNTY NV

Current Owner:
LUCAS, STAN

2850 TEMPLE AVE
LONG BEACH, CA 90806

Taxing District
4000

22 SubdlvlsionName -UNSPECIFIEDTownship 20 Section Lot A Block Range

Lisp.l Dg:cf!P!i9l'.

Account Detail

Back to Search Results Change of Address ' Print thls Page

Pay online

No payment due for
thls account.

$0.00

Pay By Check

Pla83! m!k! chctls 9.Y.blc to:

WASHOE COUNTY TREAgURER

llllllng Addn$:
P.O. 80x30039
Rano, Nv 8952&3039

OEmlghl Addrc38:
1OOi E. Ninh Sl". Str D110
Rrno, W 80512-2E{5

_,{$ Pr:rncnt fnforanfi or

E Speclal Arrerrmcnt
Dlstrlct

r] Inrtalknent Dntc
Inforasdol

Inforurndon

Th6 washos county Trcasutors otfice mak8s every efioJt to produco and publish ths most cun€nl and accurate infoamalion Possiblr' No warfantiei' sxprsssed orimpli6d' 8r€
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TRUCKEE CANIYON INDUSTRIAL

TRAFFIC STUDY

EXECUTIVE SIIMMARY

The proposed Truckee Canyon Industrial development is located in Washoe County, Nevada. The
project site is located south of Interstate 80 and west of USA Parkway. The project site is cunently
undeveloped land. The purpose of this study is to address the project's impact upon the adjacent
street network. The USA Parkway/I-80 Westbound Ramp intersection, USA Parkway/I-SO
Eastbound Rarnp intersection, and USA Parkway/Frontage Road intersection have been identified
for AM and PM peak hour capacity analysis for the existing, existing plus project,2026 base, and
2026 base plus proj ect scenarios.

The proposed Truckee Canyon Industrial development will include the construction of an induskial
park on 44.27 acres of land. The total parcel size is 66.22 acres with 21.95 acres designated as open
space. Project access will be provided from a frontage road on the south side of I-80 that intersects
USA Parkway *850 feet south of the I-80 eastbound ramps. The project is anticipated to generate

2,708 averuge daily trips with 363 trips occurdng during the AM peak hour and 378 trips occurring
during the PM peak hour.

Traffic generated by the proposed Truckee Canyon Industrial development will have some impact
on the adjacent street network. The following recommendations are made to mitigate project traffic
impacts.

It is recommended that any required signing, striping or traffic control improvements comply with
Nevada Department of Transportation and Washoe County requirements.

It is recommended that project access intersection from the Frontage Road be designed per Washoe
County standards.

JSOLAEGUI ENGINEERS, LTD



MPAI6-001/RAl6-002
EXHIBIT F

INTRODUCTION

STUDY AREA

The proposed Truckee Canyon Industrial development is located in Washoe County, Nevada. The
project site is located south of Interstate 80 and west of USA Parkway. Figure 1 shows the

approximate location of the project site. The purpose of this study is to address the project's impact

upon the adjacent street network. The USA Parkwal-8O Westbound Ramp intersection, USA
Parkwal-80 Eastbound Ramp intersection, and USA Parkway/Frontage Road intersection have

been identified for AM and PM peak hour capacity analysis for the existing, existing plus project,

2026base, and2026 base plus project scenarios.

EXISTING AND PROPOSED LAND USES

The project site is currently undeveloped land. I-80 exists to the north of the site and the Truckee
River and floodway area exist to the south. Adjacent land to the east and west is generally
undeveloped. The proposed Truckee Canyon Industrial development will include the construction
of an industrial park on44.27 acres of land. The total parcel size is 66.22 acres with 21.95 acres

designated as open space. Project access will be provided from a frontage road on the south side of
I-80 that intersects USA Parkway +850 feet south of the I-80 eastbound ramps.

EXISTING AND PROPOSED ROADWAYS AND INTERSECTIONS

The Interstate 80/USA Parkway interchange is generally a diamond interchange with single lane on

and off-ramps. USA Parkway does not extend north of the westbound ramp intersection.

USA Parkway is generally a four-lane roadway with two through lanes in each direction south of
the interchange. The speed limit is posted for 40 miles per hour in the southbound direction and 45

miles per hour in the northbound direction near the interchange. Roadway improvements include
paved shoulders with banier rail on both sides of the street and a raised center median island with
left tum pockets at the I-80 eastbound and Frontage Road intersections.

The Frontage Road is a two-lane roadway with one through lane in each direction from USA
Parkway to the site. The speed limit is posted for 15 miles per hour around the curve just east of
USA Parkway. Roadway improvements generally include paved shoulders with solid white
edgelines and a solid yellow centerline.

The USA Parkway/I-80 Westbound Ramp intersection is an unsignalized three-leg intersection
with stop sign control at the east approach. The east approach contains one shared left tum-right
turn lane. The south approach contains one through lane. The north leg is the on-ramp to
westbound I-80.

4SOLAEGUI ENGINEERS, LTD
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The USA Parkway/I-80 Eastbound Ramp interscction is an unsignalized four-leg intersection
with stop sign control at the west approach. The north approach contains one left turn lane and
one through lane. The south approach contains one through lane and one right turn lane. The
west approach contains one shared left turn-through lane and one free right turn lane. The east
leg is the on-ramp to eastbound I-80.

The USA Parkway/Frontage Road intersection is an unsignalized three-leg intersection with stop
sign control at the east approach. The north approach contains one left turn lane and two througir
lanes. The south approach contains one tluough lane and one shared through+ight tum lane. The
east approach contains one shared left turn-right tum lane. This intersection is on the south side of
the Truckee River and is located in Storey County.

TRIP GENERATION

In order to assess the magnitude of traffic impacts of the proposed project on the key intersections,
trip generation rates and peak hours had to be determined. Trip generation rates were obtained from
the Ninth Edition of ITE Trip Generation Q0l2) for Land Use 130 "lndustial Park". The proposed
Truckee Canyon Industrial development will include the construction of an industrial puk'on'44.27
acres. Trips generated by the project were calculated for an average weekday and the weekday peak
hours occurring between 7:00 AM and 9:00 AM and 4:00 PM and 6:00 PM, which con spond to
the peak hours of adjacent street traffic. Table 1 shows a summary of the average daily traffrc
(ADT) volume and peak hour volumes generated by the proposed development.

The proposed project is anticipated to generate2,708 average daily trips with 363 trips oacurring
during the AM peak hour and 378 trips occurring during the pM peak hour.

TRIP DISTRIBUTION AND ASSIGNMENT

The distribution of the project trafflrc to the key intersections was based on existing peak hour
traffic patterns and the locations of attractions and productions in the area. Figure 2 shows the
anticipated trip distribution. The peak hour trips shown in Table I were subsequintly assigned to
the key intersections based on the trip distribution. Figure 3 shows the trip assignment at ihe key
intersections for the AM and PM peak hours.

6

TABLE I
TRIP GENERATION

AM PEAK HOUR PM PEAK HOUR
LAND USE ADT IN OUT TOTAL IN OUT TOTAL

Industrial Park (44.27 Acres) 2,708 301 62 363 79 299 378

SOLAEGUI ENGINEERS, LTD.
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EXISTING AND PROIECTED TRAFFIC VOLUMES

Figure 4 shows the existing traffic volumes at the key intersections during the AM and PM peak
hours, The existing AM and PM peak hour volumes were obtained from traffic counts taken in
August of 2016. Figure 5 shows the existing plus project AM and PM peak hour traffic volumes at
the key intersections. The existing plus project traffic volumes were obtained by adding the trip
assignment volumes shown on Figure 3 to the existing haffic volumes shown on Figure 4. Figure 6

shows the 2026 base traffic volumes at the key intersections during the AM and PM peak hours.
The 2026 base traffic volumes were estimated by applying a 4.6% average annual growth rate to
the existing traffic volumes. The growth rate was derived from historic traffic count data
obtained from the Nevada Department of Transportation's (NDOT) Annual Traffic Report for
count station 0311077 on USA Parkway south of Interstatc 80. Figurc 7 shows the 2026 base plus
project traffic volumes at the key intersections. These volumes were obtained by adding traffic
volumes generated by the project to the 2026 base traffic volumes.

INTERSECTION CAPACITY ANALYSIS

The key intersections were analyzed for capacify based on procedures presented in the 2010
Htglrway Capacity Marutal (HCM), prepared by the Transportation Research Board, for
unsignalized intersections using the latest version of the Highway Capacity computer software.

The result of capacity analysis is a level of service (LOS) rating for each unsignalized intersection
minor movement. Level of service is a qualitative measwe of traffic operating conditions where a
letter grade "A" through "F", corresponding to progressively worsening traffic operation, is
assigned to the minor movement

'l'he Highway Capacity Marual defines level of service for stop controlled intersectiohs in terms
of computed or measured control delay for each minor movement. Level of service is not defined
for the intersection as a whole. The level of service oriteria for unsignalized intersections is
shown in Table 2.

TABLE 2
LEVEL OF SERVICE CRITERIA FOR UNSIGN ALIZED INTERSECTIONS

LEVEL OF SERVICE DELAY RANGE (SEC/VEH)

A <10

B >10 and <15

c >15 and S25

D >25 and <35

E >35 and <50

F >50

SOLAEGUI ENGINEERS, LTD 9
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Table 3 shows a summary of the level of service and delay results at the key intersections for the
existing, existing plus project, 2026 base, and 2026 base plus project scenarios. The capacity
worksheets are included in the Appendix.

TABLE 3

INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS

INTERSECTION
EXISTING

EXISTING
+ PROJECT 2026 BASE

2026 BASE
+ PROJECT

AM PM AM PM AM PM AM PM

USA Parkway & I-80 WB Ramps
Stop at East Leg

WB Left-Right B l0.l F75.8 Bl l,l F230.8 Bl1.5 F1286 813.2 F2209

USA Parkway & I-80 EB Ramps
Stop at West Leg

EB Left-Thru
SB Left

B 10.0

47.6
D29.4
814.0

B10.8
47.7

E40.4
c16.8

BI I.I
A7.8

F8s.9
D25.7

812.2
A8.0

F12.6
D32.7

USA Parkway & Frontage Road
Stop at East Leg

WB Left-Right
SB Left

A9.l
47.7

c2t.6
cl5.l

B 10.5

48.5
F283.2
cl8.l

A9.7
At.9

F88.7
D3I.O

8t2.2
A9.0

F3 I7I
F62.3

USA Parkrvay/I-80 Westbour:d Ramp Intersection

The USA Parkway/I-80 Westbound Ramp intersection was analyzed as an unsignalized three-leg
intersection with stop sign control at the east approach for all scenarios. The westbound left tum
movement cunently operates at LOS B during the AM peak hour and LOS F during the pM peak
hour. For the existing plus project volumes the westbound left tum movement continues to operate
at LOS B during the AM peak hour and LOS F during the PM peak hour. For the 2026 base and
base plus project volumes the westbound left turn movement iJ anticipated to operate at LOS B
during the AM peak hour and LOS F during the PM peak hour. The intersection was analyzed with
the existing approach lanes for all scenarios.

Traffic signal warrant 3 per the Maruul on l.,,hiform T.uflic Control Dct,ices (2009) was
subsequently reviewed at the USA Parkway/I-80 ]Vestbound Ranrp intcrsection dge to the poor
LOS operation. Traffic signal warant 3 appears t! be met for all scenarios based on the 45 mile
per hour speed. The installation of a traffrc signal at this location rvith the existilg lanes rvill
result in LOS D or better operation for the existing and existing plqs project scenarios and LOS F'
for the 2026base and base plus project scenarios. A second nortirbou,i,t tirrough lane r,,,ill rcsult in
LOS C operation for the 2026base and base plus project scenarios. The Trafficbperations Analysis
dated August 2012 for USA Parkway indicates tliat the USr\ Parkual/l-8g Westbound Rrrrp
intersectiotl will require signalization and three northtround through lanes in order to sene 2037
projected traffic volumes. 

I
I
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It should be noted that peak hour wanant 3 should be applied only in unusual cases such as office
complexes, manufacturing plants, industrial complexes, or other high-occupancy vehicle facilities
that attract or discharge large numbers of vehicles ovcr a short time. The Manual on Uniftrm
Trffic Control Devices has eight additional warrants that should be evaluated when considering
the need for a signal.

USA Parkrvay/I-S0 Eastbourd Ranrp hrtersection

The USA Parkway/I-80 Eastbound Ramp intersection was analyzed as an unsignalized four-leg
intersection with stop sign control at the west approach for all scenarios. The minor movements

currently operate at LOS B or better except for the eastbound left turn-through movement which
operates at LOS D during the PM peak hour. For the existing plus project volumes the minor
movements operate at LOS C or better except for the eastbound left turn-through movement which
operates at LOS E during the PM peak hour. For the 2026base and base plus project volumes the

intersection minor movements are anticipated to operate at LOS B or better except for the

southbound left tum movement which operates at LOS D during the PM peak hour and the

eastbound left tum-through movement which operates at LOS F during the PM peak hour. The

intersection was analyzed with the existing approach lanes for all scenarios. It should be noted that
the eastbound left tum+luough and southbound left turn movements each serve only one u-tuming
vehicle for the existing and existing plus project scenarios and two vehicles for the 2026 base and
base plus project scenarios.

A Traffic Operations Analysis dated August 2012 for USA Parkway indicates that the USA
Parkway/I-80 Eastbound Ramp intersection will require signalization, two northbound through

lanes and a second eastbound riglrt turn lane in order to serve2037 projected traffrc volumes.

USA Parkrva],/Frontage Road Intersection

The USA Parkway/Frontage Road intersection was analyzed as an unsignalized threeJeg

intersection with stop sigh control at the east approach for all scenarios. The intersection minor
movements currently operate at LOS C or better during the AM and PM peak hours. For the

existing plus project volumes the intersection minor movements are anticipated to operate at LOS C
or better except for the westbound left tum-right tum movement which operates at LOS F during the

PM peak hour. For the 2026 base volumes the westbound left tum-right tum movement is

antibipated to operate at LOS F and the southbound left tum movement is anticipated to operate at

LOS D during the PM peak hour. For the 2026base plus project volumes the westbound left tum-
right tum and southbound left tum movements are each anticipated to operate at LOS F during the

PM peak hour. The intersection was analyzed with the existing approach lanes for all scenarios.

Traffic signal warrant 3 per the Manual on Unifurm Traffic Control Devices (2009) was

subsequently reviewed at the USA Parkway/Frontage Road intersection due to the poor LOS
operation. Traffic signal warrant 3 appears to be met for the existing plus project and 2026 base

plus project scenarios. The installation of a traffic signal at this location will provide LOS D or
better operation with the existing approach lanes,

SOLAEGUI ENGINEERS, LTD l5
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Again, it should be noted that peak hour wanant 3 should be applied only in unusual cases such as
office complexes, manufacturing plants, industrial complexes, or othei high-occupancy vehicle
facilities that attract or discharge large numbers of vehicles over a short time. Tie ltianuat on
Uniform Traffic Control Devtces has eight additional warrants that should be evaluated when
considering the need for the installation of a signal.

Left tum storage requirements were reviewed at the north approach of the USA parkway/Frontage
Road intersection based on the NDOT criteria of providing 3 minutes of storage during the peik
hours. 385 feet of storage is calculated for the existing plus project volumes]The left tum lane
should also contain a minimum of 110 feet of decelirationtengttr based on NDOT,' access
management standards for a total lane length of 495 feet. The exisling left turn pocket contains
approxirnately 325 feet of storage which will not serve project buildoui traffic demands.

SITE PLAN REVIEV/

A copy of the conceptual site plan for the Truckee Canyon Industrial development is included
with this submittal. Project access will be provided from i frontage road on the south side of I-g0
that intersects USA Parkrvay *850 feet south of the I-80 eastbo*id **pr. All project traffic will
utilize USA Parkway-and the Frontage Road for site access. The conceptuil site pian does not show
the acttral driveway locations on the Frontage Road. It is recommended that projeci dri;.;;
intersections on the Frontage Road be designed per washoe county standards.

RECOMMENDATIONS

Traffic generated by the proposed Truckee Canyon Industrial development will have some impact
on the adjacent skeet network. The following recommendations are made to mitigate project traffic
impacts.

It is recommended thattny required signing, striping or traffic control improvements comply with
Nevada Department of rransportation and washoi county requirements.

It is recommended that project access intersection frorn the F'rontage Road be designed per Washoe
County standards.

SOLAEGUI ENGINEERS, LTD
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