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Exhibit A — Planning Commission Staff Report

PLANNING COMMISSION
STAFF REPORT
Date: March 6, 2024
To: Reno City Planning Commission
Subject: Staff Report (For Possible Action - Recommendation to City Council) Case

No. LDC24-00033 (Plumb Lane Properties) - A request has been made for a
zoning map amendment from Professional Office (PO) and Single-Family
Residential 8 units per acre (SF-8) to Mixed-Use Urban (MU). The +0.88 acre
site is comprised of four parcels located on the south side of East Plumb Lane
+685 feet west of its intersection with Kietzke Lane. The site has a Master Plan
land use designation of Urban Mixed-Use (UMU).

From: Jeff Foster, Associate Planner
Ward #: 1
Case No.: LDC24-00033 (Plumb Lane Properties)
Applicant: Tom Dolan
APNs: 015-191-05, 06, 07, and 08
Request: Zoning Map Amendment: From Professional Office (PO) and Single-

Family Residential - 8 units per acre (SF-8) zoning districts to the Mixed-
Use Urban (MU) zoning district
Location: See Case Maps (Exhibit A)

Proposed Motion: Based upon compliance with the applicable findings, I move to
recommend that City Council approve the zoning map amendment by
ordinance.

Summary: The current Professional Office (PO) and Single-Family Residential - 8 units per acre
(SF-8) zoning districts for the +0.88 acre site do not conform to the Urban Mixed-Use (UMU)
Master Plan land use designation. The proposed change to Mixed-Use Urban (MU) zoning will
bring the four parcels into conformance with the Master Plan land use designation. No specific
project uses or buildings are proposed at this time. Key issues for this request include: 1)
compatibility of the proposed zoning with surrounding zoning and land uses, and 2) conformance
with the Master Plan. Staff can make all of the findings and recommends approval of the zoning
map amendment.
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Background: Two of the parcels are currently developed with single-family homes and the other
two are vacant (Exhibit B). With the adoption of the Reimagine Reno Master Plan in 2017, the
subject properties were given the Urban Mixed-Use (UMU) land use designation to support higher
intensity commercial and residential development along the Plumb Lane Urban Corridor. The
requested change to MU zoning would bring the site into conformance with the UMU land use
designation and is consistent with nearby commercial uses along Plumb Lane. While many of the
surrounding parcels are zoned General Commercial (GC), as shown in Exhibit A, the GC zoning
designation is nonconforming under the UMU Master Plan land use designation.

Discussion: The MU zoning district is intended to promote an urban pattern of mixed-use
development. This district is located adjacent to existing/planned high-frequency transit corridors,
or where higher pedestrian activity is desired. The MU district accommodates an integrated mix
of higher-density residential, commercial, retail, employment, and other service-oriented uses.
Higher intensity uses are located adjacent to designated urban corridors, including Plumb Lane,
with lower intensities near adjacent residential districts. In contrast, the PO zoning district provides
for office conversions and small office developments, while the SF-8 zoning district is intended
primarily to accommodate single-family detached residential uses. A comparison of uses allowed
within the existing PO and SF-8 zoning districts and the proposed MU zoning district is provided
as Exhibit C.

Aside from MU, the conforming zoning districts are:

e Mixed-Use Midtown Commercial (MU-MC)

e Mixed-Use Midtown Residential (MU-RES)

e Multi-Family Residential 30 units per acre (MF-30)
e Parks, Greenways, and Open Space (PGOS)

e Public Facilities (PF)

e Planned Unit Development (PUD)

e Specific Plan District (SPD)

The MU-MC and MU-RES districts are not appropriate as they are limited to the Midtown area.
MF-30 is not an appropriate zoning designation for this request as the desired future use is likely
to be commercial in nature, which is generally not permitted in the MF-30 district. The applicant
does not intend for the future use of the parcels to be either a public facility or one that is
compatible with the PGOS zone. The PUD and SPD zoning designations are not appropriate due
to the size of the subject site and the intent of those special purpose districts.
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Analysis:

Compatibility with Surrounding Development: The general development pattern along East
Plumb Lane in the project vicinity is commercial in nature (offices, retail, restaurants, etc.). Land
uses immediately surrounding the site consist of office buildings to the north, east and west, and
single-family residences to the south. The land uses surrounding the site are summarized in the
table below.

Adjacent Properties

Zoning Use
North | GC and PF | Office building, Army National Guard building across Plumb Lane

East GC Office building, restaurant
South | SF-8 Single-family residences
West | PO Office buildings, car wash

The Master Plan supports higher-intensity development along the south side of this stretch of East
Plumb Lane, including a range of commercial, retail, employment, and service-oriented uses to
serve adjacent neighborhoods and the broader community. Code contains numerous residential
adjacency standards to mitigate potential issues such as noise, lighting, signage, setbacks, and
building orientation. Each of these standards would provide an added level of protection to
maintain compatibility with the existing residential zone to the south.

Development Standards: The lot and building standards for the existing PO and SF-8 zoning
districts and proposed MU zoning district are listed in the table below.

Zoning District PO SF-8 MU
Setbacks — 10°/5/10° 10°/5°/20° 12°/0’0or5° /0 or 5°*
Front/Side/Rear
Height 35’ 35’ N/A**
Stories 2.5 2.5 N/A
Lot Width, Minimum 50° 60’ 30°

* The building shall be either placed on the property line or set back a minimum of 5 feet. However, if the
building is located immediately adjacent to a residentially zoned property, a minimum setback shall be 5 feet.
** Site plan review required for buildings greater than 85°. Structures over 35’ are prohibited from shading
residentially zoned properties.

Traffic, Access, and Circulation: No uses are proposed at this time. As this application only
addresses the zoning map amendment, vehicular and pedestrian access and circulation would be
reviewed at building permit or during any discretionary review that may be required. The MU zone
requires enhanced sidewalks, landscape areas, and pedestrian amenities. A traffic impact analysis
may be required to assess the need for potential onsite and offsite improvements.
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Master Plan Conformance: The subject site has a Master Plan land use designation of Urban
Mixed-Use (UMU) and is located along an Urban Corridor within the Central Neighborhoods per
the Structure Plan Framework of the Reno Master Plan. The proposed zoning map change to MU
is in substantial conformance with the Master Plan land use designation and the following
applicable Master Plan goals and policies:

e GP 2.2A: Priority Locations for Infill and Redevelopment
e GP 2.2B: Underutilized Properties
e C-UC.1: Overall Mix

Public and Stakeholder Engagement: The project was reviewed by various City divisions and
partner agencies. Comments received were incorporated into this report (Exhibit D). The
application was scheduled to be reviewed at the Ward 1 Neighborhood Advisory Board (NAB)
meeting on February 12, 2024, but the meeting was canceled. A courtesy notice was sent out to
surrounding property owners and no comments were received. Any future comments will be
forwarded to the Planning Commission as they are received.

Findings:

General Review Criteria and Considerations: The decision-making body shall review all
development applications for compliance with the applicable general review criteria stated below.

1) Consistency with the Reno Master Plan. The proposed development shall be consistent
with the Reno Master Plan. The decision-making authority:

a. Shall weigh competing plan goals, policies, and strategies; and
b. May approve and application that provides a public benefit even if the development
is contrary to some of the foals, policies, or strategies in the Reno Master Plan.

2) Compliance with Title 18. The proposed development shall comply with all applicable
standards in this Title, unless the standard is lawfully modified or varied. Compliance with
these standards is applied at the level of detail required for the subject submittal.

3) Mitigates Traffic Impacts. The project mitigates traffic impacts based on applicable
standards of the City of Reno and the Regional Transportation Commission.

4) Provides Safe Environment. The project provides a safe environment for pedestrians and
people on bicycles.

5) Rational Phasing Plan. If the application involves phases, each phase of the proposed
development contains all of the required streets, utilities, landscaping, open space, and

other improvements that are required to serve or otherwise accompany the completed
phases of the project, and shall not depend on subsequent phases for those improvements.
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Zoning Map Amendment: All applications for zoning map amendments shall meet the approval
criteria in Section 18.08.304(e), Approval Criteria Applicable to all Applications, and the
following findings:

(1) The amendment, together with changed components of the Title, promotes, or does not
conflict with the provisions of NRS 278.250(2) (outlined below):

The zoning regulations must be adopted in accordance with the master plan for land use
and be designed:

a.

b.

P

To preserve the quality of air and water resources;

To promote the conservation of open space and the protection of other natural and
scenic resources from unreasonable impairment;

To consider existing views and access to solar resources by studying the height of
new buildings which will cast shadows on surrounding residential and commercial
developments;

To reduce the consumption of energy by encouraging the use of products and
materials which maximize energy efficiency in the construction of buildings;

To provide for recreational needs;

To protect life and property in areas subject to floods, landslides and other natural
disasters;

To conform to the adopted population plan, if required by NRS 278.170;

To develop a timely, orderly and efficient arrangement of transportation and public
facilities and services, including public access and sidewalks for pedestrians, and
facilities and services for bicycles;

To ensure that the development on land is commensurate with the character of the
physical limitations of the land;

To take into account the immediate and long-range financial impact of the
application of particular land to particular kinds of development, and the relative
suitability of the land for development;

To promote health and the general welfare;

To ensure the development of an adequate supply of housing for the community,
including the development of affordable housing;

To ensure the protection of existing neighborhoods and communities, including the
protection of rural preservation neighborhoods;

To promote systems which use solar or wind energy;

To foster the coordination and compatibility of land uses with any military
installation in the city, county or region, taking into account the location, purpose
and stated mission of the military installation.

(2) The amendment is in substantial conformance with the Master Plan.

5

Attachment: Staff Report



Attachments:

Exhibit A. Case Maps

Exhibit B. Current Conditions

Exhibit C. Comparison of Allowed Uses
Exhibit D. Agency Comments
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Exhibit D. Agency Comments

Jeff Foster

From: COOPER, CLIFFORD <cc2132@att.com>
Sent: Wednesday, January 17, 2024 10:00 AM
To: Jeff Foster

Subject: LDC24-00033 Plumb Lane Properties
Jeff,

AT&T does not have any adverse comments for this project.

CLIFF COOPER

SR SPECIALIST-OSP DESIGN ENGINEER
AT&T NEVADA

1375 Capital Blvd rm 115

Reno, NV 89502

ROW Office: 775-453-7578

Email: cc2132@att.com

TEXTING and DRIVING...It Can Wait

Attachment: Exhibit!D Agency Comments
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From: Marquis Williams
To: Jeff Foster
Cc: Jeffrey Wilbrecht
Subject: RE: LDC24-00033 Plumb Lane Properties
Date: Tuesday, January 30, 2024 8:40:44 AM
Attachments: image001.png
image005.png
Hi Jeff,

Thanks for following up. After review, it was determined that RTC won’t have a comment on this
change.

Best,

Marquis Williams

e Senior Technical Planner

RTC Regional Transportation Commission of Washoe County
3 —

1105 Terminal Way. Suite 211
Reno. NV 89502

Office: (775) 332-0174

Fax: (775) 348-0450

ricwashoe.com

Building A Better Community Through Quality Transportation

From: Jeff Foster <Foster]J@reno.gov>

Sent: Tuesday, January 30, 2024 8:32 AM

To: Marquis Williams <MWilliams@rtcwashoe.com>
Cc: Jeffrey Wilbrecht <jwilbrecht@rtcwashoe.com>
Subject: RE: LDC24-00033 Plumb Lane Properties

WARNING - This email originated from outside the RTC: Exercise caution when opening
attachments or clicking links, especially from unknown senders.

Marquis,

Following up on the email below, are you going to be providing a comment letter on this zone
change application?

Please advise. Thank you!

Jeffrey A. Foster

Associate Planner

Development Services Department
775.393.4165 (0) or 775.399.5153 (c)
fosterj@reno.gov

Attachment: Exhibit D Agency Comments
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Environmental Control
o)
. MEMORANDUM

Date: January 24, 2024
To: Mike Railey — Planning Manager
Planning Desk
From: Eric Farrar, Environmental Control Officer
Subject: January 8, 2024 Current Development Projects Review/Comments

The Environmental Control Section (EC) under the Utility Services Department has
reviewed the Development Projects memorandum dated December 26, 2023. We offer
the following comments or conditions:

Cold Springs RV Storage- LDC24-00032

Servicing and maintenance of vehicles will be prohibited. Any operation which plans to
offer washing of vehicles, RVs, and boats which involves the cleaning of vehicles or
vehicle parts by washing or steam cleaning is also not allowed. This includes, but is not
limited to, auto repair, vehicle service, engine maintenance, auto body repair, and/or
vehicle detail services. If these activities are planned the facility shall install a properly
sized sand-oil separator and obtain an Environmental Control permit.

Plumb Lane Properties- LDC24-00033

Depending on the future use of the property following designation as General
Commercial Zone, pretreatment devices such as grease interceptors and/or sand/oil
interceptors may be required.

Reno Rock Transport- LDC24-00034

Pages 28-30 of the submitted Site Plan Review and Alternative Equivalent Compliance
application discuss the current and proposed Drainageway Protection plan and includes
photos of the current drainageway protection system. This system as depicted in the
photos consists of fiber rolls installed in areas where not blocked by vegetation. The
fiber rolls are not trenched or staked and in at least one photograph are overtopped by
sediment. In order to provide effective control of sediment contained in stormwater
runoff, fiber rolls must be installed perpendicular to the slope, trenched at least two
inches to provide adequate soil contact, staked every 4 feet to prevent movement, and
replaced when the captured sediment reaches a depth of 1/3 the upslope height of the
roll above the trench or the roll becomes damaged. EC will require the applicant to
prepare and / or update a stormwater management plan prior to approval of this
application. EC is available to meet with the applicant to discuss the requirements of
this plan.

Attachment: Exhibit D Agency Comments
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North Virginia and Webb Industrial- LDC24-00035

Depending on the future use of the property following industrial warehouse construction,
pretreatment devices such as grease interceptors and/or sand/oil interceptors may be
required.

525 East Plumb Lane- LDC24-00036

Depending on the future use of the property following designation as General
Commercial Zone, pretreatment devices such as grease interceptors and/or sand/oil
interceptors may be required.

Attachment: Exhibit D Agency Comments
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