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 STAFF REPORT  
 BOARD MEETING DATE:  October 9, 2018  
    
   

DATE: Wednesday, September 26, 2018 

TO: Board of County Commissioners 

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

THROUGH: Mojra Hauenstein, Architect, AICP Planner, LEED AP, Director of 
Planning and Building, 328-3619, mhauenstein@washoecounty.us 

SUBJECT: Public Hearing: Possible adoption of resolution adopting Master Plan 
Amendment Case Number WMPA18-0001 (Sun Valley Area Plan) 
– Which amends the Washoe County Master Plan, Sun Valley Area 
Plan, at Policy SUN.1.2 to remove the sentence, “New single family 
detached residential, including mobile homes, will not be allowed 
within the DCMA.” If approved and subsequently found in 
conformance with the Truckee Meadows Regional Plan, the Sun Valley 
Area Plan would no longer prohibit new single family detached 
residential units in the Sun Valley Downtown Character Management 
Area (DCMA).  AND 
 
First Reading and introduction of an ordinance adopting Development 
Code Amendment Case Number WDCA18-0001 (Sun Valley Area 
Plan Modifiers) – Which amends  Chapter 110 of the Washoe County 
Code (WCC) at 110.218.35(a) to remove “Neighborhood Commercial / 
Office” zoning from the areas in which mobile homes and manufactured 
homes are prohibited to be placed within the Sun Valley area.  If 
approved, placement of mobile homes and manufactured homes within 
these zones would instead be subject to the general placement rules 
found in Table 110.302.05.1, which allows them with a Board of 
Adjustment special use permit.  AND if approved, set the public hearing 
for a second reading and possible adoption of the ordinance on October 
23, 2018. 
 
The Board may adopt, not adopt, or modify the Master Plan 
Amendment and may introduce or not introduce the Development Code 
Amendment. The affected area is the Downtown Character Management 
Area (DCMA) of the Sun Valley Area Plan. (Commission Districts 
3&5.) 

SUMMARY 
If adopted, the Master Plan Amendment and Development Code Amendment would 
allow the placement or construction of a single-family dwelling, including a mobile home 
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on a parcel of land within the Downtown Character Management Area of the Sun Valley 
Area Plan, with a regulatory zone of Neighborhood Commercial (NC), subject to the 
approval of a Special Use Permit. Currently, the placement or construction of a single-
family dwelling, including a mobile home on a parcel of land within the Downtown 
Character Management Area of the Sun Valley Area Plan with a regulatory zone of 
Neighborhood Commercial (NC), is prohibited. 

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

PREVIOUS ACTION 
On January 2, 2018, staff of the Planning and Building Division made a report to the 
Washoe County Planning Commission (PC). The Planning Commission initiated the 
amendment as proposed. 

On February 5, 2018, the North Valleys Citizen Advisory Board (CAB) considered the 
proposed amendments. At the CAB meeting Margaret Reinhardt moved to recommend 
denial of items 7a & 7b. Michael Rider seconded the recommendation to deny. The 
motion passed unanimously. 

On April 3, 2018, the Washoe County Planning Commission held a public hearing on 
these items. The PC denied the proposed amendments with a vote of 4 to deny and 3 to 
approve, based upon the inability to make the findings required by Washoe County Code 
Section 110.820.15(d) and Section 110.818.15(e). 

On April 14, 2018, Ron Bell appealed the decision of the Planning Commission to the 
Board of County Commissioners.  

On May 22, 2018, the Washoe County Board of Commissioners held a public hearing on 
the appeal. The Board of County Commissioners voted to overturn the denial by the 
Planning Commission and approve the Master Plan Amendment and Development Code 
Amendment, and directed staff to return to the Planning Commission for a report and 
then report back to the Board of County Commissioners as soon as possible thereafter. 
Vice-Chair Jung moved to reverse the denial of, and adopt the Master Plan Amendment 
and Development Code Amendment, Commissioner Hartung seconded the motion, which 
passed unanimously with all five commissioners present.  The action was based upon the 
ability to make the findings required by Washoe County Code Section 110.820.15(d) and 
Section 110.818.15(e). 

On July 3, 2018, the Planning Commission was scheduled to take action on a report back 
to the Board of County Commissioners on this item. However, the meeting ran very long 
and this item was not heard, in accordance with Planning Commission Rules, Policies 
and Procedures, as the hearing on the item would have begun after 10PM. The item was 
scheduled for the next meeting of the Planning Commission. 

On August 7, 2018, staff presented a report to the Planning Commission. The Planning 
Commission took action to acknowledge the action of the Board of County 
Commissioners to approve Master Plan Amendment Case Number WMPA18-0001 and 
Development Code Amendment Case Number WDCA18-0001, that will allow single-
family residential uses (including mobile homes and manufactured homes) within the Sun 
Valley Downtown Character Management Area (DCMA), subject to approval of a 
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Special Use Permit, and directed staff to report back to the Board of County 
Commissioners without comment. 

BACKGROUND 
Based upon the action taken, and direction given to staff by the Board of County 
Commissioners on May 22, 2018, staff is bringing forward a resolution to adopt Master 
Plan Amendment Case Number WMPA18-0001 (Sun Valley Area Plan) as well as an 
ordinance to adopt Development Code Amendment Case Number WDCA18-0001 (Sun 
Valley Area Plan Modifiers). Together, these amendments will allow single-family 
residential uses (including mobile homes and manufactured homes) within the Sun 
Valley Downtown Character Management Area (DCMA), subject to approval of a 
Special Use Permit. 

FISCAL IMPACT 
No fiscal impact. 
 
RECOMMENDATION 
It is recommended that the Board of County Commissioners Adopt the resolution 
included as Exhibit A to the staff report, which adopts Master Plan Amendment Case 
Number WMPA18-0001 (Sun Valley Area Plan) AND introduce and conduct a first 
reading of an ordinance adopting Development Code Amendment Case Number 
WDCA18-0001 (Sun Valley Area Plan Modifiers) AND direct staff to submit the Master 
Plan Amendment Case Number WMPA18-0001 (Sun Valley Area Plan) to the Truckee 
Meadows Regional Planning Agency for review for conformance with the Regional Plan. 
It is further recommended that the Board set the public hearing for a second reading and 
possible adoption of the ordinance adopting Development Code Amendment Case 
Number WDCA18-0001 (Sun Valley Area Plan Modifiers) on October 23, 2018. 
 
POSSIBLE MOTION 
“I Move to: 

1) Adopt the resolution included at Exhibit A to the staff report, which adopts 
Master Plan Amendment Case Number WMPA18-0001 (Sun Valley Area Plan). 
AND  

2) Introduce and conduct a first reading of an ordinance adopting Development Code 
Amendment Case Number WDCA18-0001 (Sun Valley Area Plan Modifiers). 
AND  

3) Direct staff to submit the Master Plan Amendment Case Number WMPA18-0001 
(Sun Valley Area Plan) to the Truckee Meadows Regional Planning Agency for 
review for conformance with the Truckee Meadows Regional Plan. AND 

4) Direct staff to return for a public hearing for a second reading and possible 
adoption of the ordinance adopting Development Code Amendment Case Number 
WDCA18-0001 (Sun Valley Area Plan Modifiers) on October 23, 2018.” 
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Attachments: 

A: Resolution Adopting Master Plan Amendment Case Number WMPA18-0001 (Sun 
Valley Area Plan) 

B: Proposed Ordinance Adopting Development Code Amendment Case Number 
WDCA18-0001 (Sun Valley Area Plan Modifiers) 

C: PC staff report of 8/7/2018 

 

Cc:  

Ron Bell, 2390 Homestead Place, Reno, NV 89509 



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

Reno, Nevada 89520 
(775) 328-2005 

RESOLUTION 
ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN, 

SUN VALLEY AREA PLAN (WMPA18-0001) 

WHEREAS, on January 2, 2018 the Washoe County Planning Commission initiated an 
amendment to the master plan to remove the sentence, “New single family detached residential, 
including mobile homes, will not be allowed within the DCMA.” from the Sun Valley Area Plan; 

WHEREAS, on April 3, 2018, the Washoe County Planning Commission held a public 
hearing and denied the proposed amendments with a vote of 4 to deny and 3 to approve, based 
upon the inability to make the findings required by Washoe County Code Section 110.820.15(d); 

WHEREAS, on April 14, 2018, Ron Bell appealed the decision of the Planning Commission 
to the Board of County Commissioners; 

WHEREAS, on May 22, 2018, the Washoe County Board of Commissioners held a public 
hearing on the appeal. The Board of County Commissioners voted to overturn the denial by the 
Planning Commission and approve the Master Plan Amendment Case Number WMPA18-0001, 
and directed staff to return to the Planning Commission for a report and then report back to the 
Board of County Commissioners as soon as possible thereafter. Vice-Chair Jung moved to 
reverse the denial of, and adopt the Master Plan Amendment, Commissioner Hartung seconded 
the motion, which passed unanimously with all five commissioners present.  The action was 
based upon the ability to make the findings required by Washoe County Code Section 
110.820.15(d); 

WHEREAS, on August 7, 2018, staff presented a report to the Planning Commission, and the 
Planning Commission took action to acknowledge the action of the Board of County 
Commissioners to approve Master Plan Amendment Case Number WMPA18-0001, that will 
allow single-family residential uses (including mobile homes) within the Sun Valley Downtown 
Character Management Area (DCMA), subject to approval of a Special Use Permit, and direct 
staff to report back to the Board of County Commissioners without comment; 

WHEREAS, upon holding a subsequent public hearing on October 9, 2018, this Board voted 
to adopt the proposed amendment, having affirmed the following findings made by this Board in 
accordance with Washoe County Code Section 110.820.15 and in accordance with the Sun Valley 
Area Plan: 

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

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

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

R18-055Attachment A



Master Plan Amendment  
WMPA18-0001 Sun Valley Area Plan 
Page 2 of 3 

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

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

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

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

7. Conformity. The amendment conforms to all applicable policies of the Sun Valley Area
Plan and the Washoe County Master Plan;

8. No Conflict. The amendment will not conflict with the public’s health, safety or welfare.
And; 

WHEREAS, Under NRS 278.0282, before this adoption can become effective, this Board 
must submit this proposed amendment to the Truckee Meadows 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 Sun 
Valley Master Plan (Case No. WMPA18-0001), as set forth in Exhibit A-1 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.    

  ADOPTED this 9th day of October 2018, to be effective only as stated above.  

WASHOE COUNTY COMMISSION 

___________________________________ 
Marsha Berkbigler, Chair 

ATTEST: 

______________________________________ 
Nancy Parent, County Clerk 
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Exhibit A-1 

Text proposed to be deleted is shown as strikethrough. 

SUN.1.2 To promote “mixed-use” development and redevelopment along 
Sun Valley Boulevard, the following density bonus is available 
within the specified boundaries of the Sun Valley Downtown 
Character Management Area (DCMA). 

a. All General Commercial and Neighborhood Commercial/Office
properties are afforded the opportunity to add a residential
component of Low Density Urban, if incorporated into a mixed-use
development that meets the DCMA design standards.

New  single  family  detached  residential,  including  mobile  homes,  will  not  be 
allowed within the DCMA. 

And 

110.218.35 

(a) Placement Standards. Mobile homes and manufactured homes may be placed
on any residential regulatory zone parcel in the Sun Valley planning area,
including any Trailer (TR) Overlay zone in effect prior to May 26, 1993 with the
exception of TR parcels that have the current regulatory zones of either General
Commercial, Neighborhood Commercial/Office, Tourist Commercial, Industrial,
Open Space, Parks and Recreation, or Public/Semi-Public Facility.
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REGULAR TEXT:  NO CHANGE IN LANGUAGE 

STRIKEOUT TEXT:  DELETE LANGUAGE 

BOLD TEXT:  NEW LANGUAGE 
*********************************************************** 

Notice:  Per NRS 239B.030, this document does not contain 
personal information as defined in NRS 603A.040

Summary: Amends the Development Code by updating Section 
110.218.35(a) to remove “Neighborhood Commercial / 
Office” zoning from the areas in which mobile homes 
and manufactured homes are prohibited to be placed 
within the Sun Valley area.

BILL NO.  ____ 

ORDINANCE NO.  ____ 

Title: 

An ordinance amending the Washoe County Code at Chapter 110 
(Development Code), of the Washoe County Code within Article 218 
(Sun Valley Area), Section 218.35(a) to remove “Neighborhood 
Commercial / Office” zoning from the areas in which mobile homes 
and manufactured homes are prohibited to be placed within the 
Sun Valley area. 

WHEREAS: 

A. This Commission desires to amend Article Section 218.35(a)
to remove “Neighborhood Commercial / Office” zoning from
the areas in which mobile homes and manufactured homes are
prohibited to be placed within the Sun Valley area.,

B. This Commission adopted Ordinance No. ________________ and,

C. The Washoe County Planning Commission initiated the
proposed amendments to Washoe County Code Chapter 110
(Development Code) on January 2, 2018; and,

D. The amendments and this ordinance were drafted in concert
with the District Attorney, and the Planning Commission
held a duly noticed public hearing for WDCA18-0001 on April
1, 2018, and denied the amendment; and,
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E. The denial by the Planning Commission was appealed to the
Board of County Commissioners and after a duly noticed
public hearing, this Commission directed Staff to return to
the Planning Commissioner for a report back to this
commission; and,

F. The Planning Commission, after a duly noticed public
hearing, took action to acknowledge, without comment, the
action of the Board of County Commissioners to approve
Development Code Amendment Case Number WDCA18-0001, that
will allow single-family residential uses (including mobile
homes and manufactured homes) within the Sun Valley
Downtown Character Management Area (DCMA), subject to
approval of a Special Use Permit.

G. Following a first reading and publication as required by
NRS 244.100 (1), and after a duly noticed public hearing,
this Commission desires to adopt this Ordinance; and,

H. This Commission has determined that this ordinance is being
adopted pursuant to requirements set forth in Chapter 278
of NRS, therefore it is not a “rule” as defined in NRS
237.060 requiring a business impact statement.

THE BOARD OF COUNTY COMMISSIONERS OF WASHOE COUNTY DOES HEREBY 
ORDAIN: 

SECTION 1.  Section 110. 218.35(a)of the Washoe County Code is 
hereby amended to read as follows: 

(a) Placement Standards. Mobile homes and manufactured homes
may be placed on any residential regulatory zone parcel
in the Sun Valley planning area, including any Trailer
(TR) Overlay zone in effect prior to May 26, 1993 with
the exception of TR parcels that have the current 
regulatory zones of either General Commercial, 
Neighborhood Commercial/Office, Tourist Commercial, 
Industrial, Open Space, Parks and Recreation, or 
Public/Semi-Public Facility. 

SECTION 2.   

General Terms. 

1. All actions, proceedings, matters, and things heretofore
taken, had and done by the County and its officers not 

Attachment B 
Page 2



inconsistent with the provisions of this Ordinance are 
ratified and approved. 

2. The Chairman of the Board and officers of the County are
authorized and directed to take all action necessary or 
appropriate to effectuate the provisions of this Ordinance. 
The District Attorney is authorized to make non-substantive 
edits and corrections to this Ordinance. 

3. All ordinances, resolutions, bylaws and orders, or parts
thereof, in conflict with the provisions of this Ordinance 
are hereby repealed to the extent only of such 
inconsistency.  This repealer shall not be construed to
revive any ordinance, resolution, bylaw or order, or part 
thereof, heretofore repealed. 

4. Each term and provision of this Ordinance shall be valid
and shall be enforced to the extent permitted by law.  If
any term or provision of this Ordinance or the application 
thereof shall be deemed by a court of competent
jurisdiction to be in violation of law or public policy, 
then it shall be deemed modified, ipso facto, to bring it 
within the limits of validity or enforceability, but if it 
cannot be so modified, then the offending provision or term
shall be excised from this Ordinance.  In any event, the 
remainder of this Ordinance, or the application of such
term or provision to circumstances other than those to 
which it is invalid or unenforceable, shall not be 
affected. 
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Passage and Effective Date 

Proposed on _____________________ (month) _________ (day), 2018. 

Proposed by Commissioner ______________________________. 

Passed on _____________________ (month) _________ (day), 2018. 

Vote:  

Ayes: 

Nays: 

Absent: 

Marsha Berkbigler, Chair 
County Commission 

ATTEST: 

___________________________________ 
Nancy Parent, County Clerk 

This ordinance shall be in force and effect from and after the 
______ day of the month of _______________ of the year ________.
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Planning Commission Staff Report 
Meeting Date:  August 7, 2018 Agenda Item: 8A 
Continued from July 3, 2018 Meeting 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/csd/planning_and_development 

MASTER PLAN AMENDMENT CASE NUMBER: WMPA18-0001 

BRIEF SUMMARY OF REQUEST: Report back to the Board of County Commissioners on amendment of 
Master Plan to allow single-family residential uses (including mobile homes and manufactured homes) within 
the Sun Valley Downtown Character Management Area (DCMA), subject to approval of a Special Use 
Permit. 

STAFF PLANNER: Planner’s Name: Roger Pelham 
Phone Number: 775.328.3622 
E-mail: rpelham@washoecounty.us 

DESCRIPTION: Report on Master Plan Amendment Case 
Number WMPA18-0001 (Sun Valley Area Plan) – For possible 
action, hearing and discussion to report back to the Board of County 
Commissioners (BCC) on the amendment to the Washoe County 
Master Plan, Volume 2, Sun Valley Area Plan, at Policy SUN.1.2 to 
remove the sentence, “New single family detached residential, 
including mobile homes, will not be allowed within the DCMA.”  The 
Planning Commission voted to deny the amendment at its April 3, 
2018, meeting, and the BCC overturned that denial at the May 22, 
2018, BCC meeting. If approved and subsequently found in 
conformance with the Truckee Meadows Regional Plan by the 
regional planning authorities, the Sun Valley Area Plan would no 
longer prohibit new single family detached residential units in the 
Sun Valley DCMA.  

Applicant: Washoe County Planning and 
Building Division 

Location: 
Downtown Character 
Management Area (DCMA) of 
Sun Valley 

Master Plan: Commercial 
Regulatory Zone: Neighborhood Commercial 
Area Plan: Sun Valley 
Citizen Advisory Board: Sun Valley 

Development Code: Authorized in Article 820, 
Amendment of Master Plan 

Commission District: 
3 and 5, Commissioners Jung 
and Herman 

STAFF RECOMMENDATION 
RECOMMEND 

ACKNOWLEDGEMENT OF 
REPORT 

RECOMMEND 
DENIAL 

POSSIBLE MOTION 
I move that, the Washoe County Planning Commission acknowledge the action of the Board of 
County Commissioners to approve Master Plan Amendment Case Number WMPA18-0001, that 
will allow single-family residential uses (including mobile homes and manufactured homes) 
within the Sun Valley Downtown Character Management Area (DCMA), subject to approval of a 
Special Use Permit, and direct staff to report back to the Board of County Commissioners 
without comment (OR with the following comments, [please provide direction to staff]). 

WMPA18-0001 
SUN VALLEY AREA PLAN

Attachment C 
Page 1

mailto:rpelham@washoecounty.us


Washoe County Planning Commission Staff Report Date: June 8, 2018 

Master Plan Amendment Case Number WMPA18-0001 
Page 2 of 3 

Staff Report Contents 
Recommendation ..................................................................................................................... 2 

Motion ....................................................................................................................................... 2 

Attachment Contents 
BCC Staff Report dated 5/16/2018 .......................................................................... Attachment A 

Excerpt of Draft BCC Minutes of 5/22/2018 ............................................................. Attachment B 

Background 

On January 2, 2018, staff of the Planning and Building Division made a report to the Washoe 
County Planning Commission (PC). The Planning Commission initiated the amendment as 
proposed. 

On February 5, 2018, the North Valleys Citizen Advisory Board (CAB) considered the proposed 
amendments. At the CAB meeting Margaret Reinhardt moved to recommend denial 7a & 7b. 
Michael Rider seconded the recommendation to deny. The motion passed unanimously. 

On April 3, 2018, the Washoe County Planning Commission held a public hearing on these 
items. The PC denied the proposed amendments with a vote of 4 to deny and 3 to approve, 
based upon the inability to make the findings required by Washoe County Code Section 
110.820.15(d).  

On April 14, 2018, Ron Bell appealed the decision of the Planning Commission to the Board of 
County Commissioners.  

On May 22, 2018, the Washoe County Board of Commissioners held a public hearing on the 
appeal. The Board of County Commissioners voted to overturn the denial by the Planning 
Commission and approve the Master Plan Amendment and Development Code Amendment, 
and directed staff to return to the Planning Commission for a report and then report back to the 
Board of County Commissioners as soon as possible thereafter. Vice-Chair Jung moved to 
reverse the denial of, and adopt the Master Plan Amendment and Development Code 
Amendment; Commissioner Hartung seconded the motion, which passed unanimously with all 
five commissioners present.  The action was based upon the ability to make the findings 
required by Washoe County Code Section 110.820.15(d) and Section 110.818.15(e). 

Recommendation 
Staff recommends that the Washoe County Planning Commission acknowledge the action of 
the Board of County Commissioners to approve Master Plan Amendment Case Number 
WMPA18-0001, that will allow single-family residential uses (including mobile homes and 
manufactured homes) within the Sun Valley Downtown Character Management Area (DCMA), 
subject to approval of a Special Use Permit, and direct staff to report back to the Board of 
County Commissioners without comment (OR with the following comments, [please provide 
direction to staff]).  

Motion 
I move that, the Washoe County Planning Commission acknowledge the action of the Board of 
County Commissioners to approve Master Plan Amendment Case Number WMPA18-0001, that 
will allow single-family residential uses (including mobile homes and manufactured homes) 

WMPA18-0001 
SUN VALLEY AREA PLAN
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Washoe County Planning Commission Staff Report Date: June 8, 2018 

Master Plan Amendment Case Number WMPA18-0001 
Page 3 of 3 

within the Sun Valley Downtown Character Management Area (DCMA), subject to approval of a 
Special Use Permit, and direct staff to report back to the Board of County Commissioners 
without comment (OR with the following comments, [please provide direction to staff]). 

Staff Report XC: Dave Solaro, Director, CSD 
Mojra Hauenstein, Division Director, Planning and Building 
Trevor Lloyd, Planning Manager 
Nate Edwards, Deputy District Attorney 

WMPA18-0001 
SUN VALLEY AREA PLAN
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