RPC MEETING· AUGUST 9, 2017
AGENDA ITEM 6.D

STAFF REPORT

TO:

Regional Planning Commission

FROM:

Lauren Knox, Regional Planner

SUBJECT:

Discussion and possible action to sponsor a proposed amendment to the 2012 Truckee
Meadows Regional Plan to amend the Truckee Meadows Service Areas (TMSA} from
the City of Reno TMSA to Washoe County TMSA on a site generally located east of
South Virginia Street, south of Towne Drive, and north of Rhodes Road. (AGENDA
ITEM 6.D)

This staff report provides background information regarding the possible sponsorship of an amendment
to the 2012 Truckee Meadows Regional Plan and recommends the RPC take action to sponsor the
amendment.
BACKGROUND

Nevada Revised Statutes {NRS) 278.0272(7) describes the bodies that can propose amendments to the
Regional Plan. These include the Regional Planning Commission {RPC), the Regional Planning Governing
Board (RPGB), and the local governing bodies (Reno, Sparks, or Washoe County). At any time members
of the public may also petition the RPC, the RPGB, or one of the three local governments for an
amendment to the Regional Plan.
On June 22nd, 2017, TMRPA staff received a Private Property Owner (PPO) request to amend the Truckee
Meadows Service Areas (TMSA) by removing a site from the City of Reno's portion of the TMSA and
including the site in Washoe County's portion of the TMSA. A map of the parcels and the site location
within the region can be found as attachments 1 & 2 to this staff report. The Private Property Owner
(PPO) TMSA amendment application can be found as attachment 3.
If the RPC chooses to sponsor the amendment, the application will be transmitted to the City of Reno
and Washoe County. Per section 11.B subsection 5 of the RPGB Regulations on Procedure, each local
government has 90 days to provide comments and an advisory recommendation on the TMSA
amendment. Subsequently, the application will then be heard by the RPC in a public hearing in which an
action of recommendation to the Regional Planning Governing Board (RPGB) will be made. Following the
RPC meeting, the RPGB will hold a public hearing on the item.
Sponsorship of an amendment begins the amendment process and directs staff to prepare the subject
amendment for consideration by the RPC. Sponsorship does not pre-dispose the decision of the RPC
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regarding the substance of the final amendment when the amendment is brought before the
Commission for review and consideration at a public hearing.

DISCUSSION
Currently, the site is in the City of Reno's Sphere of Influence (SOI). Due to the site not being annexed
yet, it contains City of Reno Master Plan designations and Washoe County zoning. According to the
information included in the application (attachment 3), the City of Reno was in the midst of processing a
Master Plan Amendment (MPA), a Zoning Map Amendment (ZMA), and an annexation request for the
site. After preliminary discussions with community residents and the Reno City Council, the applicant
chose to place their applications for the MPA and ZMA with the City of Reno on hold, withdraw their
voluntary annexation request, and move forward with being in the County's jurisdiction, thus removing
the City of Reno SOI from the site . The Reno City Council has not taken any formal action on the
aforementioned requests.
It should be noted that staff considered the possibility of conflict with processing this application during
the Regional Plan update. Since it is early in the update process it is currently unknown what the policies
regarding the TMSA will look like, thus staff believes it is reasonable to process the application at this
time .

RECOMMENDATION
Regional Planning staff recommends that the RPC sponsor the proposed TMSA amendment as described
in this staff report and direct staff to bring forward the amendment for consideration by the RPC at a
public hearing following transmittal to the affected local governments and analysis from staff.
Possible motion:

I move to sponsor the amendment to the 2012 Regional Plan as described in the staff report and direct
staff to bring forward the amendment for RPC consideration of the amendment at a public hearing
following transmittal to the affected local governments and analysis from staff.
/lk

Attachments:
Attachment 1 - Steamboat TMSA amendment site map
Attachment 2 - Steamboat TMSA amendment regional location map
Attachment 3 - Steamboat TMSA Amendment application

STEAMBOAT MEADOWS REGIONAL PLAN AMENDMENT
Introduction
This application includes the following request:
•

A Regional Plan Amendment to remove 83.06± acres of property from the City of Reno Sphere of
Influence and put the property back into the jurisdiction of Washoe County.

Project Location
Steamboat Meadows (APN #'s 017-020-18. 017-301-02, 24, 28, 29, and 30) consists of 83.06± acres located
on the east side of South Virginia Street, south ofTowne Drive, north of Rhodes Road in south .Reno . Figure
1 (below) depicts the project location.

Figure 1 - Vicinity Map
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Existing Conditions
Currently, the project site is vacant, with the exception of APN #'s 017-301-28 and 30, which is developed
with a single-family home and and a mobile home park. Surrounding uses include office and vacant
properties to the north, single family residential and vacant land to the east, vacant land to the west and
la rge-lot residential to the south . The Steamboat Springs Hot Springs Healing Center and Spa, a commercial
use, is located on the east side of South Virginia Street and is surrounded by the Steamboat Meadows
property on three sides. Steamboat Creek traverses the site from north to south.
Figures 2 (below) and 3 (following page) depict the existing onsite conditions.

VtEW FROM TOWNE DRIVE LOOKING SOUTHEAST

Figure 2 - Existing Conditions
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V.IEW ACROSS SlffE 1i0

Steamboat E:reek
Steamboat Hot Sp ~ings & Spa

Figure 3 - Existing Conditions
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Access to the project site can be achieved via Towne Drive and Rhodes Road from Virginia Street. These are
existing encroachments approved by the Nevada Department ofTra nsportation. It is recognized that future
development will trigger the need for improvement to these access points/intersections and the associated
roadways . This will be addressed with subsequent entitlement requests.
Currently, the subject parcels are located within unincorporated Washoe County. However, all of the parcels
are included within the City of Reno Sphere of Influence. Thus, the City has jurisdictional authority over any
new development that occurs at the Steamboat Meadows site. The property is contiguous with the City of
Reno corporate boundary to the north and west. A petition for voluntary annexation of the Steamboat
Meadows properties (with the exception of APN # 017-301-30) was submitted to the City, but later
withdrawn.
With the adoption of the current City of Reno Sphere of Influence, the parcels were assigned Master Plan
designations including Urban Residential/Commercial, Single Family Residential and Unincorporated
Transition. These designations are largely reflective of comparable designations previously assigned by
Washoe County. In terms of zoning, the City of Reno has not assigned any designations to the property.
Properties to the north and west (already within the City) are designated as Mixed-Use and are located
within the Redfield Regional Center Plan. Current Washoe County zoning for the site includes General
Commercial (GC), Neighborhood Commercial (NC), Medium Density Suburban (MOS), Low Density Suburban
(LOS), and General Rural (GR).

Project History
The subject property has been located within the City of Reno Sphere of Influence since 2002. The City has
assigned Master Plan Designations of Urban Residential/Commercial, Single Family Residential, and
Unincorporated Transition but has not assigned zoning to the site which typically occurs with annexation.
The property is located within the Southeast Truckee Meadows and South Valleys Area Plans in the Washoe
County Master Plan and includes General Commercial, Neighborhood Commercial, Medium Density
Suburban, Low Density Suburban, and General Rural zoning in the County. The SoutheastTruckee Meadows
and South Valleys Area Plans land use maps clearly depict the property as being located within an area under
jurisdictional authority by the City of Reno. The current Washoe County zoning designations have been in
place within Washoe County since 1997.
As noted previously, requests for annexation, a Master Plan Amendment, and Zone Change were previously
submitted to the City of Reno in order to refine land use designations to reflect site conditions and establish
the land use framework for a future tentative map request. The Master Plan Amendment and Zone Change
requests were presented to the Ward 2 Neighborhood Advisory Board as well as at a noticed community
meeting. At that time, numerous issues were raised by area residents, primarily those that live along and
south of Rhodes Road. The Master Plan Amendment and Zone Change were scheduled for a public hearing
and the City of Reno Community Development Department issued a staff report recommending approval of
the requested changes which included a mix of LLR-1, SF-15, SF-9, and SF-15 zoning. Based on community
input, a request for postpone was made by the applicant on the Master Plan Amendment and Zone Change
applications in order to further evaluate the requested land use designations.
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A request for voluntary annexation was included with the City of Reno entitlement requests. The subject
property is located within the City's Sphere, is contiguous to the·existing City limits, and is included within
the City of Reno's 7-year Annexation Program. A public hearing for the annexation request was scheduled in
May 2017. However, based on preliminary discussions with members of the Reno City Council, the applicant
was informed that although Community Development Department staff was recommending approval and
could make all of the findings, the City Council had no appetite to annex the property based on budget
constraints and their perceived ability (or inability) to serve the site, particularly from an emergency services
perspective.
By not annexing the property into the City, the property now lies within somewhat of a jurisdictional "black
hole." Any and all development requests including parcel maps, tentative maps, building permits, etc. are
reviewed by the City. This is problematic considering that the property remains within the unincorporated
County. The ultimate intent of the applicant is to develop the property with single family residential use at
varying lot sizes. Thus, under the current scenario, the City of Reno would review a tentative map. In terms
of findings, it is difficult, if not impossible, for the City to make findings, especially those related to City
services, if the site is not within the City. Additionally, it raises a variety of questions as to what jurisdictional
standards a future project should be designed to, what jurisdiction would take on maintenance of
infrastructure, etc. Therefore, based on meetings with City of Reno staff and City Council members, it was
determined that it would be most appropriate for the site to be removed from the City's Sphere, providing
Washoe County with full jurisdictional authority over the property.

Request Summary
The Regional Plan Amendment (RPA) request included with this application is relatively straight-forward. It is
simply being requested that the subject parcels be removed from the City of Reno Sphere of Influence and
placed back within Washoe County. The subject site is already located within the Truckee Meadows Service
Area (TMSA) and is identified as an area for future intensification based on the existing zoning designations.
Therefore, the site would simply be transferred to Washoe County's TMSA property and then subject to the
policies and provisions of the Southeast Truckee Meadows and South Valleys Area Plans.
At this time, no further entitlements are being pursued through Washoe County or the City of Reno. A large
amount of public input was received during the previous City of Reno process. A key underlying theme
expressed by area residents was that this property belonged in the County and not the City. As the applicant
expressed at the various meetings, because the site is in the City's Sphere, the only option for developing
anything was to file applications with the City of Reno.
As noted previously, the current Washoe County zoning has been in place for 20+ years and was reviewed
during various updates and amendments to the Southeast Truckee Meadows and South Valleys Area Plans
over the years. Consistent with public comments made during the City process, this application will serve to
restore the Washoe County zoning and provide a buffer between existing County residents to the south and
City residents/properties to the north. As such, any and all future entitlement requests will be processed
through Washoe County, subject to the provisions of the Area Plans and Washoe County Development Code.

5

STEAMBOAT MEADOWS REGIONAL PLAN AMENDMENT
Removal of the site from the Reno Sphere of Influence does not grant any increase or change to allowed
density or uses. Any future subdivision of the site would be subject to processed defined by Washoe County
including, but not limited to, tentative subdivision maps, etc.
Figure 4 (below) depicts the existing and proposed City of Reno Sphere of Influence, while Figure 5 (following
page) depicts the existing Washoe County zoning that will remain once the site is removed from the City's
Sphere. As noted previously, no change of zoning is proposed with this application.

D

CITY OF RENO
SPHERE OF INFLUENCE

Figure 4 - Existing/Proposed Sphere of Influence
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NEIGHBORHOOD COMMERCIAL (NC)
MEDIUM DENSITY SUBURBAN (MOS)
LOW DENSITY SUBURBAN (LOS)
GENERAL RURAL (GR)

COMMUNITY COMMERCIAL (CC)
MIXED USE (MU)

Figure 5 - Existing Washoe County Zoning
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Evaluation Criteria
There are numerous policies contained within the Regional Plan which either support and/or are relevant to
this request. These policies are listed below and are addressed in bold face type.
I.

Regional Form and Pattern
A.

Relationship with existing service area. If the proposal were approved, what would be the
relationship between the new TMSA or FSA area and uses in the existing TMSA or FSA? How
much opportunity for synergy and interaction would exist between the new and existing
areas?
The overall relationship pre- and post- amendment would be the same. The property is
currently within the TMSA and will remain so with this amendment. The only fundamental
change is that the property would move from the City of Reno's Sphere of Influence and
TMSA to Washoe County's TMSA. From a land use perspective, no change in the
interaction or synergy of the areas will result from this request.

B.

Consistency with goals, policies, and principles. To what extent would the proposal be
consistent with the goals, policies, and principles on regional form set forth in the Regional
Plan? What is the distance from the nearest TOD corridors and regional centers or emerging
employment centers (EECs) and the two downtown centers? To what extent would residents
and businesses in the proposed area be able to take advantage of services and uses in
existing and planned corridors and centers?
The subject property has included Washoe County zoning designations for over 20 years.
These designations have previously been found in conformance with the Washoe County
Master Plan which is subject to a conformance review by the Truckee Meadows Regional
Planning Agency. The current zoning is suburban in nature and allows for a mix of
commercial and residential uses at varying densities. The site is directly adjacent to the
Redfield Regional Center identified in the Reno Master Plan. The Redfield Regional Center
is planned for urban densities, employment centers, and retail opportunities. Thus, the
Steamboat Meadows site well positioned, under current zoning, to complement the
Regional Center uses and provide housing opportunities in the direct vicinity of an
emerging employment center. This is supported by policies in the Truckee Meadows
Regional Plan, Washoe County Master Plan, and Reno Master Plan.
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C.

Transportation corridors. To what extent would the adoption of the proposal create an
opportunity to extend an existing TOD corridor?
The removal of this property from the City of Reno Sphere of Influence would not create an
opportunity to extend any existing TOD corridor as Washoe County has no TOD ordinance
or TOD plan for the Southeast Truckee Meadows and South Valleys Area Plans.

D.

Clear, logical boundary. If the proposal were approved, would the resulting TMSA or FSA
boundary give local governments and service providers a clear, logical boundary to
administer?
The underlying TMSA boundary would not be altered under this request. It is only
proposed to amend the Sphere of Influence. The site will remain within Washoe County's
TMSA area.

II.

Natural Resource Management
A.

Development constraints. How much of the area included in the proposal consists of slopes
over 30 percent, significant water bodies, flood zones, critical habitat, special management
areas, and other development constraints? How is the balance of the area configured?
The property included in this application does not include any slopes that are over 30
percent, and no critical habitat areas or special management areas have been identified.
However, Steamboat Creek, a significant hydrologic resource, does traverse the property.
Washoe County has highly specific requirements related to development within stream,
zones defined in their Development Code. All of these provisions, in addition to mitigating
any and all flood zones, would be a requirement upon future development of the site. Any
future development would be required to preserve the creek within dedicated open space
per Washoe County policy and standards. The vast majority of the site is relatively flat and
suitable for development.

B.

Streams and drainages. What is the relationship between the area included in the proposal
and major streams and drainages? What is the condition of streams and drainages in and
around the area?
Steamboat Creek traverses the site from north to south. This well-defined creek channel is
one of the major drainage paths for storm water and snowmelt in the area. The creek
remains in a natural state within the project boundary and would be preserved with any
future development per the Major Hydrologic Resource standards included within the
Washoe County Development code. Areas to the east and west of the creek (outside of the
FEMA flood zone) do not contain constraints that would preclude future development.
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C.

Connected open space. If the proposal were adopted, would it break up large, connected
areas of open space that may be important for continuity of wildlife habitat?
Properties to the north and south of the site are developed. Thus, there is no large
connected open space within the area with the exception of Steamboat Creek. As noted
previously, the creek must be preserved as open space, including significant setbacks for
development (per the Washoe County Development Code). As such, the creek and
associated open space along the channel will continue to serve area wildlife as well as
provide a migration corridor for wildlife such as deer, coyotes, etc.

D.

Urban/rural interface. Given the size of the proposed area, would it add a disproportionate
amount of urban/rural interface area?
The proposed amendment would not add a disproportionate amount of urban/rural
interface area. The Washoe County Southeast Truckee Meadows and sSouth Valleys Area
Plan specifically call this area out as a transition zone between the urban areas to the north
and the rural neighborhoods to the south. Washoe County would ensure that any future
development of this site would fit into this transitional character outlined in the area plan.
Furthermore, the existing zoning designations have been in place for over 20 years and
have previously been found in conformance with the Regional Plan.

Ill.

Infrastructure and Services
A.

Leveraging existing services and facilities. To what extent is the area included in the proposal
adjacent to or contiguous with existing urban/suburban areas that could provide services and
facilities, and provide logical starting points for extension of services and infrastructure? To
what extent could existing services and facilities provide service to the proposed area?
The property included with this amendment is located just south of the City of Reno, more
specifically south of Mt. Rose Highway/Geiger Grade and adjacent to the Redfield Regional
Center. The Redfield Regional Center is planned for intense urban development and will
extend infrastructure improvements. Also, the Steamboat Water Company has indicated
their willingness to serve new development at the site and sewer can be extend from the
north to service any new parcels within the project boundaries.
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B.

Service and infrastructure plans. To what extent are necessary services and infrastructure
included in existing, approved master plans, facilities plans, similar plans, and/or capital
improvement programs (CIPs)? How feasible would it be to provide all necessary services
and infrastructure? Who would provide them, when, and how?
All infrastructure and services needed to serve the property are in place or can be easily
extended at the expense of a future site developer. The Washoe County Sheriff's Office
already provides patrols of the area. More importantly, any future development of the site
would require improvements to the bridge crossing Steamboat Creek on Rhodes Road. The
Truckee Meadows Fire Protection District has indicated that the current bridge is
substandard and that TM FD will not drive fire trucks over it. Replacement of this bridge (at
the expense of a private developer) will greatly enhance emergency service response times
within the area to the benefit of all Steamboat/Pleasant Valley residents.

C.

Priorities. What would be the effect on existing CIPs and facilities plans of providing services
and infrastructure to the proposed area? How would the provision of services and
infrastructure affect already-established priorities, particularly with respect to infill
opportunities elsewhere in the region?
This amendment would not impact any existing plans. The amendment requested simply
changes a line on the map, moving the property from the jurisdiction of the City of Reno to
Washoe County. It has zero impact on existing zoning, allowed densities, etc. Thus, all of
these factors were included in the current models that were used to develop CIP's, service
plans, etc. The City of Reno has indicated the inability to serve the site from an emergency
services perspective. Thus, it is more logical for the site to remain within unincorporated
Washoe County.

D.

Additional infrastructure. How would the proposal affect plans and opportunities for
creating parks, bikeways, greenbelts, flood ways, drainage ways, recreational trails, and
multi-purpose corridors?
The proposed amendment out of the City of Reno sphere of influence would have no
impact on the opportunity for the future creation of parks, bikeways, etc. However, with
future development, numerous opportunities exist to create dedicated open space along
Steamboat Creek, etc.

11

STEAMBOAT MEADOWS REGIONAL PLAN AMENDMENT
E.

Cost of service. In terms of per-unit and/or per-capita costs, would the capital and operating
costs of providing services and infrastructure be higher, lower, or about the same as they are
within the existing TMSA or FSA, considering both monetary and non-monetary costs? How
would monetary costs (capital and operating) be defrayed?
Providing services to the site can be achieved at a lower-than-average cost for the TMSA as
a whole. This is due to the site's location adjacent to a major arterial roadway; adjacent to
existing development; adjacent to the City of Reno; and within the bounds of the existing
TMSA. Therefore, the site is close to all County services and is readily accessible. There are
many more remote areas of the TMSA that would have a higher average cost of service
delivery.
Note also that any development of the site is likely to result in an upgrade to the existing
bridge on Rhodes Road. Truckee Meadows Fire Protection District vehicles will not
currently use this bridge to access the neighborhood due to its limited capacity. Upgrading
the bridge will reduce fire response times for the area.
Costs associated with provided additional services to the area will be more than offset by
increased revenue from property taxes and development fees. In general, new
development in Washoe County pays property tax at a much higher rate than existing
development. This is due to the depreciating tax schedule utilized by the State of Nevada.
Development of the site will therefore result in tax revenue that is higher than for the
older development surrounding the site.

IV.

Cumulative effects. Considering other known proposals to include adjacent property or other
property in the same vicinity in the TMSA or FSA, what would be the additive effects of those
proposals on regional form, natural resource management, and public services and infrastructure?
Not applicable. Surrounding parcels (to the north and west) are already within the TMSA and
City of Reno Sphere of Influence. There are no other known proposals to expand the TMSA
within the area. This proposal will not expand the TMSA. Rather, it simply shifts jurisdictional
authority from the City of Reno to Washoe County.

V.

Requests to not remove property from the TMSA or FSA. Did the affected property have a land
use designation at the time of the 2002 update (May 9, 2002) that would have allowed division of
the property into parcels smaller than five acres? Did the affected property have a land use
designation on May 9, 2002 that would not have allowed division into parcels smaller than five
acres?
The parcels in question were designated in such a way prior to and at the time of the 2002
update that they could have been subdivided into parcels smaller than five acres. Both the
original Washoe County designations and the subsequent City of Reno designations allowed for
this type of division.
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VI.

Relevant policies in the adopted Regional Plan. Please address at a minimum policy 1.1.7,
including all subsections. Are there any other policies in the Regional Plan that apply to this
request? Please describe.
Policy 1.1.7: To make TMSA boundary changes including, to convert Future Service Areas (FSA) or
Rural Development Area (RDA) to TMSA, or to move lands from one jurisdiction's portion of the
TMSA to another jurisdiction's portion of the TMSA, applicants must address either Policy 1.1.7.1
or Policy 1.1.7.2 depending on the nature of the request.
Policy 1.1.7.1: When a local government applies to make TMSA boundary changes, the local
government proposing the change must:
1. Demonstrate that it (i.e., the local government) will have at least 4.0 people per acre in
its existing TMSA before the population reaches the population forecast for the forecast
year in the conforming master plan for the local government, or utilize capacity
provided undt.r Policy 1.1.7.3. The data and method used to determine people per acre
must be consistent with the data and method the U.S. Bureau of the Census uses to
determine people per square mile for the decennial census; and,
2. Include that property in its master plan, that master plan must address the natural
resources on that property in an integrated manner, and that master plan must be
found in conformance with the natural resource policies in the Truckee Meadows
Regional Plan.
Policy 1.1.7.2: When a private property owner applies to make TMSA boundary changes, the
applicant proposing the change must:
1. Demonstrate that the applicable local government has capacity to absorb the property
into its portion of the TMSA as described in Policy 1.1.7.1(1) or Policy 1.1.7.3; and,
2. The applicable local government has committed to include that property in its master
plan, that master plan must address the natural resources on that property in an
integrated manner, and that master plan must be found in conformance with the
natural resource policies in the Truckee Meadows Regional Plan.
Because the property owner is requesting this Regional Plan Amendment, Policy 1.1.7.2 applies.
As such, Washoe County will provide capacity analysis in terms of absorption of the property in
their TMSA as described in Policy 1.1.7.1(1). In addition, the South Valleys and Southeast
Truckee Meadows Area Plans can be updated to include Master Plan designations consistent
with the current adopted zoning.
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Policy 1.1.10: To conform with the Regional Plan, as outlined in Module #3, master plans, facilities
plans, and other similar plans of service providers within the Truckee Meadows Service Areas must
provide for the delivery of municipal services as outlined in NRS 278.0274 and must conform with
the priorities for resource, service, and infrastructure provision outlined in Goal 1.2.
With the inclusion of these parcels into the Washoe County master plan, all master plans,
facilities plans, and other similar plans will provide for the delivery of services to this site and
will conform with Goal 1.2 of the Regional Plan.
Policy 1.2.16(2): When lands are removed from a city's SOI, the following policies apply:
a. The city land use that is in existence at the time of the SOI change, as translated to
corresponding County land use in Appendix 8, shall provide guidance in the County until
Policy l.2.16(2)(b) is satisfied; and,
b. The County shall prepare and submit its master plan amendment for conformance
review with the land uses determined as described in Policyl.2.16(2)(a) within 120 days
and upon a finding of conformance take jurisdiction for actions covered under NRS
278.010-630.
The current City of Reno Master Plan designations are reflective of the underlying Washoe County
zoning. As noted previously, this application will not alter the underlying zoning designations
which were established by Washoe County. If approved, the applicant will work with Washoe
County staff in updating the Southeast Truckee Meadows and South Valleys Area Plans to provide
Master Plan categories reflective of the underlying zoning.
Goal 1.3: Unincorporated Washoe County within the TMSA will support Module #1 by providing a
development pattern that includes a range of residential densities appropriate to the location and
typified by medium density, and shall include appropriate neighborhood or local serving retail
uses, and employment opportunities designed to reduce trips, enhance housing affordability, and
promote jobs-housing balance.
Once this property is again part of unincorporated Washoe County, it will be included in the
already established Southeast Truckee Meadows and South Valleys Area Plans. The current
zoning established by Washoe County provides for a mix of uses and densities consistent with
the surrounding area and serves to establish a suburban character for the site.
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Washoe County Supplemental Questionnaire
These questions are listed below and are addressed in bold face type.
1.

Is the requested TMSA or FSA amendment a logical extension of unincorporated development?
The requested amendment would be a logical extension of unincorporated development. The
property is currently surrounded by Washoe County jurisdiction on two sides (east and south).
Furthermore, Washoe County has already established zoning for the subject parcels that is
compatible with adjoining parcels.

2.

Is the requested TMSA or FSA amendment consistent with the applicable Area Plan, or will an
amendment be needed for anticipated future development?
The requested amendment is consistent with Washoe County's Southeast Truckee Meadows
and South Valleys Area Plans, which call for this area to be a transition zone between the urban
development to the north and more rural neighborhoods to the south.

3.

Will the requested amendment create future "service islands" for public safety services such as
sheriff and fire?
The proposed amendment will not create future islands for public safety. The area surrounding
the property on three sides is currently being served by Washoe County. In some regards, this
property will be providing for a more complete service area by taking the boundary to Old
Highway 395. An exception to this is a small piece of property that will remain within the City of
Reno Sphere of Influence. This is reflective of the existing mobile home park that is fully
developed and being served by Washoe County, not the City of Reno. The City of Reno has
indicated that they will likely request this are be removed from the Sphere of Influence as part
of the next Regional Plan update.

4.

Does the request provide for a logical extension of utility services (water, sewer)?
The requested amendment does provide for a logical extension of utility services. Currently,
utility connections are located to the north of the project site and can be extended to service
this property for future development. With this future extension, services would be brought
closer to other neighboring properties, which would allow for connection and/or future
extension(s).
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5.

Does the proposal provide a benefit fo r Washoe County?
a.

For example, will the costs of future development be borne through special assessments or
developer funded improvements?

The developer will fund specific improvements that will reduce service costs to the County
and benefit the area. As noted previously, the Rhodes Road bridge will have to be
upgraded with any development. This will improve emergency service delivery to the area
and greatly reduce response times. It will also improve stormwater conveyance for
existing properties to the south. The bridge currently acts as a bottleneck for storm flows.
An upgraded design would reduce this effect and the associated flooding of houses to the
south of Rhodes Road.
Future development of the site is likely to contain common open space areas. These areas
would be maintained at the expense of the development, through a landscape
maintenance agreement, paid for by the developer/homeowners. The neighborhood and
the County would therefore get substantial open space areas at no cost.
b. Will future development be fiscally positive?

As noted, new development pays above-average property tax. New development also
pays fees during construction. Given the ease of providing service to the area, the project
will be fiscally positive.
c.

Are the re unique values or characteristics to the area or future anticipated development
that will benefit Washoe County?

The site is adjacent to existing development and to a major arterial road that is operating
significantly below its historical maximum traffic levels. The area is therefore well suited
for additional development. Locating new development adjacent to existing development
helps to contain service areas and manage costs, providing a benefit to the County.
Any development of the site would also extend water service to the area, at the
developer's expense. This would bring water service closer to existing residences in the
area that are currently served by private wells. Should these wells have water delivery
problems, a nearby water connection would be a benefit to the area.
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