DAYBREAK

Request for Zoning Map Amendment &
Planned Unit Development
Project Description

Project Description
Executive Summary
Ward #:
Applicant:
APN Numbers:

3
NPLC BV Investment Company, LLC
11 Parcels totaling 980± acres identified in the table below:
APN
Acreage
021-270-37
151.83
021-270-46
185.40
021-270-48
79.23
021-270-49
24.35
021-760-06
56.30
021-760-09
(173 SF)
165-011-31
251.73
165-011-32
164.62
165-011-34
50.49
165-011-35
9.71
165-012-02
5.84
Total
980±

Request:

This is a request for:
1) Zoning Map Amendment to amend the existing zoning designations for the
eleven subject parcels totaling ±980 acres identified as APNs 021-270-37; 021270-46, 48, 49; 021-760-06, 09; 165-011-31, 32, 34, 35; and 165-012-02
(Project Area) from ±218.1 acres Planned Unit Development (PUD) – Butler
Ranch, ±13.7 acres Specific Plan District (SPD) - Alexander Lake Specific Plan,
±23.6 acres Large Lot Residential 1 acre (LLR-1), ±147.3 acres Large Lot
Residential 2.5 acres (LLR-2.5), and ±577.3 acres Unincorporated Transition 40
acres (UT-40) to ±980 acres PUD – Daybreak.

Location:

The 980± acre site is located adjacent to and north of South Meadows Parkway at its
intersection with Veteran’s Parkway, and extends north approximately 2 miles to the
north, adjacent to and east of the new Veteran’s Parkway.

Background
The 980± acre Project Area, also identified as Daybreak, (APNs 021-270-37; 021-270-46, 48, 49; 021-76006, 09; 165-011-31, 32, 34, 35; and 165-012-02) is located in the City of Reno north of the intersection of
South Meadows Parkway and east of the recently constructed Veteran’s Parkway. The Project Area is
currently vacant with the exception of existing ranch houses, and barns in the north, and existing
aggregate pits in the south (Refer to Section 3 of the submittal packet for Vicinity Map, Aerial Map, and
Assessor’s Parcel Maps). In July 2017 the City of Reno introduced the Public Draft Master Plan update,
Reimagine Reno, which was subsequently presented to the City of Reno Planning Commission in
September 2017, and anticipated to be adopted by the Planning Commission in October 2017, and by the
Reno City Council by the end of 2017.
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As the City of Reno only allows MPAs quarterly, the applicant submitted the Daybreak MPA on October 9,
2017 along with a letter waiving the time requirement with the understanding that the MPA and this
proposed Zoning Map Amendment and PUD would be processed concurrently under the new Reimagine
Reno Master Plan. The applicant has included another letter with this request similar to the letter
provided in the MPA waiving the time requirement with the understanding the PUD will go concurrently
with the MPA following the approval of the Reimagine Reno Master Plan.
Project Analysis
Proposed Zoning Map Amendment
Amend the current zoning designations to reflect the following as depicted in the Proposed Zoning Map
Amendment in Section 3 of this application:
Existing Zoning
Acreage Proposed Zoning Reimagine Reno MP Proposed MPA
PUD – Butler Ranch
±218.1
PUD - Daybreak SF, MN, OS
MFN, MN, SMU, SFN, OS
SPD – Alexander Lake ±13.7
PUD - Daybreak UT, LLN
MN, OS
LLR-1
±23.6
PUD - Daybreak LLN, OS
SFN, MN, OS
LLR-2.5
±147.3
PUD - Daybreak UT
SFN, OS
UT-40
±577.3
PUD - Daybreak UT
SFN, MN, SMU, OS
Refer to Section 3 of the submittal packet for current and proposed land use, and zoning maps. Refer to
the Daybreak MPA application submitted October 9, 2017 for MPA acreages.
The proposed zoning map amendment and associated PUD (PUD Handbook attached to this application)
are consistent with the proposed MPA (Submitted October 9, 2017), as well as the goals and policies of
the Reimagine Reno Master Plan. The PUD will provide for a large infill development, filling the gap
between two existing developed areas with a mix of housing types, and neighborhood centers to help
meet the regional housing demand. The PUD promotes smart growth by balancing open space with a mix
of residential and commercial development, leveraging existing infrastructure while encouraging multimodal opportunities with trail connectivity, and providing density between regional employment centers
(reference section 3 for a Regional Connectivity Map). The MPA will specifically help meet the following
Reimagine Reno Guiding Principles:









Responsible growth; take advantage of existing infrastructure surrounding the property, tie
together new development with existing development, and open space preservation.
Vibrant neighborhoods and centers; provide a large-scale infill development with a mix of
housing types surrounding a suburban mixed-use town center with bike and pedestrian
connectivity. A community that provides for education opportunities.
Well-connected city and region; The new Veteran’s Parkway (Southeast Connector) provides
prime access for future development, with future plans to connect with the extensive regional
trail systems already in place in south Reno.
Safe, healthy, and inclusive community; provide a mix of housing types that create an
opportunity to start in a diverse community and continue to grow and support that community.
A community that promotes health and wellness with bike and pedestrian connectivity with
plenty of open space to enjoy the outdoors while protecting natural resources.
Quality places and outdoor recreation opportunities; A community developed around a park and
regional hiking trail network that embraces and protects historic and natural resources.

The Project Area is identified as an “Outer Neighborhood” under the Reimagine Reno Master Plan, and
will support the following goals for those areas:
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N-ON.1: Mix of housing types; A mix of land uses proposed including Single Family Neighborhood,
Mixed Neighborhood, Multi-Family Neighborhood, and Suburban Mixed Use to promote a mix of
housing types.4



N-ON.2: Neighborhood centers; Two Suburban Mixed-Use areas are proposed to promote
Neighborhood Centers.



N-ON.3: Connectivity; The proposed mix of land uses will be connected through arterial and
collector streets with parkways, sidewalks, and a trail network. The Project Area is also proposed
to be well connected to the adjacent developed areas to promote regional connectivity and access
to neighborhood centers, employment opportunities, schools and outdoor recreation.
Greenways and open space corridors are also well connected.



N-ON.4: Transitions to Open Space; The mix of land uses provide adequate transition to existing
adjacent development and land uses, as well as preserve almost 30% of the site as open space
with connectivity to the surrounding open space corridors.



N-ON.5: Cluster Development; The proposed land use designations are clustered in areas
appropriate for development, preserving 30% slopes, and areas necessary for flood mitigation.

The Daybreak PUD will support the adjacent “Employment Centers” identified in the Reimagine Reno
Master Plan to the north and south of the Project Area with a mix of housing opportunities for those
employees. Major connecting streets, Veteran’s Parkway and South Meadows Parkway, provide efficient
connectivity to nearby centers making the Project Area ideal for future development to support the
growing population of the region.
The proposed PUD is also consistent with the findings of the Housing Demand Forecast and Needs
Assessment prepared for the City of Reno, August 2015, by EPS (Housing Demand Report). Specifically,
the proposed PUD will provide a diverse range of housing opportunities to address the Housing Demand
Report findings including the following:




The majority of houses in Reno (55%) are renter occupied
Incoming Residents are younger (18-34) and from out of state
The economic base for Reno and the region has a major impact on housing demand and
affordability
o Average household income to afford a house is $70,000, and average annual wage for
most industries in the region range from $25,000 to $60,000.




Housing development approved in the past does not match the estimated future demand
Future housing demand over the next 20 years is evenly split among a variety of housing types,
mostly due to income limitations, influx of young residents, and increase of seniors
o
o
o
o
o

Most desirable (33% of demand) continues to be moderate density (2-7 dwelling units per
acre)
High density single family/low density multi-family (26% of demand)
Moderate density multi-family (23% of demand)
High density multi-family over 30 dwelling units per acre (16% of Demand)
Low density single family (3% of demand)
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Land Use Compatibility
Existing land uses surrounding the Project Area
NORTH & NORTHWEST
North - SMU, MFN, SFN: Heron’s Landing (small lot),
and Two Apartment Complexes (Creek Side and
Rosewood Park)
Northwest - MN: Donner Springs Elementary School,
Donner Creek Apartments, Donner Springs Mobile
Home Park, and a row of 6,000 SF Single Family lots.

EAST
PGOS, UT, PQP: The new Veteran’s Parkway
(Southeast Connector) and Steamboat Creek
predominantly create the eastern boundary of the
project. A water tank is located to the south east,
along with steep mountainous terrain.
SOUTH & SOUTHWEST
South – SFN, SPA: South Meadows Parkway boarders
the southern boundary of the Project site with Single
Family (Bella Vista Ranch Phase I & II) to the south.
Southwest – SFN, PGOS, ME (Mixed Employment): A
wetland area designated Single Family with some
perimeter sections identified as open space, and an
adjacent Industrial park within the South Meadows
III PUD is located adjacent to the Property.
WEST
Washoe County: South Meadows Reclamation
Facility and associated effluent storage pond.

Adjacent Proposed Land Use
North - MFN, SFN, PGOS. An open space buffer
is proposed to the north with a mix of single
family and mixed neighborhood with a density
range allowed between 8 and 30 du/ac.
Northwest - MFN, SFN. Multi-family is
proposed adjacent to the mobile home park,
with the school overlay adjacent to the existing
school (planned as a potential joint elementary
school), and single family surrounding the
existing school and single family uses
PGOS. An open space buffer is proposed along
Veteran’s Parkway for future flood mitigation.
The southeast portion of the site includes Single
Family Neighborhood in the flatter areas with
open space provided for 30% slopes.
SMU, MN. Suburban mixed use and mixed
neighborhood are proposed for this area, which
is consistent with the range of existing land use
designations from single family to mixed
employment.

MN, PGOS. Mixed neighborhood and open
space are proposed in this area.

The proposed PUD provides for consistent uses currently proposed within the Reimagine Reno Master
Plan update for the northern portions of the property where the previous Butler Ranch PUD was
approved. The southern portion is surrounded by main arterial roadways, and a variety of open space
uses, which the PUD recognizes and provides for compatible uses.
Topography: The Project Area has approximately 733.8± acres of slopes 15% or less (75.2% of the site),
which is ideal for future development. Since 75% or more of the site is 15% or less slopes, the City of Reno
Hillside Development Ordinance (RMC 18.12 Article XVI) does not apply to this PUD. A Slope Map is
provided in Section 3 of the submittal packet.
Drainageways: The Project Area includes a major drainageway that drains over 100 acres or more. The
drainageway includes Thomas Creek and Alexander Lake located in the southwestern portion of the
Project Area. The major drainageway is proposed to be modified and returned to more of a natural stream
environment opposed to the shallow open water currently identified as Alexander Lake. This is considered
an already disturbed drainageway as Alexander Lake is a manmade lake created as a stock water pond by
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the damming of the original Thomas Creek. Future development within this area will require the 100-year
floodplain, major drainageway, and wetland areas to be addressed per City of Reno code, as well as federal
regulations. The proposed restoration of Thomas Creek and anticipated wetland mitigation areas are
proposed in the PUD to be preserved as Parks, Greenways, and Open Space (PGOS). The known flood
mitigation area along the new Veteran’s Parkway is also being preserved as PGOS.
Wetlands: Waters of the US (WOUS) have been identified within the Project Area with the majority
identified in the southwestern portion of the site around Thomas Creek and Alexander Lake. It is the
applicant’s desire in the future to remove the dam that created the man-made Alexander lake, and return
Thomas Creek to a more natural free flowing creek with enhanced wetland areas. The proposed PUD
Handbook includes a wetland delineation and more information regarding these areas. Wetland
mitigation areas will be preserved as PGOS. The applicant has had preliminary discussions and site visits
with the Army Corps and they are generally supportive of removing the dam to restore Thomas Creek and
enhancing the wetland area. The Final Wetland Mitigation Plan approved by the Army Corps will be
provided by the PUD Master Developer at the time of the first tentative maps within these areas.
Public Safety
The Project Area is within City of Reno and currently served by Reno Police and Fire. The northern portion
of the Project Area is served by Fire Station 6 (Mira Loma), which is approximately 2 miles northwest from
Project Area via Mira Loma Drive to Veteran’s Parkway. The southern portion of the Project Area is served
by Fire Station 12 (Damonte Ranch), which is approximately 2 miles south of the Project Area via
Steamboat Parkway to Veteran’s Parkway. As the new Veteran’s Parkway runs along the entire eastern
portion of the Project Area, emergency responders will have direct access to both the north and south
portions of the site.
Public Improvements
Water Service: The northern and southern most portions of the Project Area are currently in TMWA’s
service territory with direct access to existing water facilities. The middle section of the project area will
be annexed in TMWA’s service territory in order for TMWA to serve the entire Project Area. A preliminary
discovery was completed by TMWA in 2016, which indicated that TMWA would serve the project in the
future upon full annexation into their service territory, and would require on-site improvements, and no
off-site improvements were proposed. TMWA already has two tanks and pressures zones (Sparks and
Double Diamond) in place that would serve the project area, as well as a 16” water main running along
the east side of the Project Area, a 14” water main in South Meadows Parkway, and 10” water main north
of the Project Area, an 8” water main at Donner Springs Elementary, and a 12” water main at Rio Poco. A
pump station will be required near the middle of the Project site.
Sewer Service: City of Reno has a 66” sewer main located approximately 2,000 feet to the north of the
Project Area in Mira Loma Dr., and a 30” main within South Meadows Parkway adjacent to and south of
the Project Area. Initial review and discussions with the City of Reno indicated that the existing sewer
system would be able to handle future development of the Project Area. Future development will be
responsible for providing connections to the existing sewer mains. A full sewer analysis and report are
included with the PUD Handbook included with this application.
Stormwater Management: There is a major drainageway, Thomas Creek, within the Project Area that
drains over 100 acres. Restoration of Thomas Creek, and modification of Alexander Lake are proposed as
part of the PUD. There is also a flood mitigation area proposed along Veteran’s Parkway. Smaller
drainageways within the Project Area would be directed to the major drainageway, or reconfigured with
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future development plans. A Stormwater Management/Hydrology Report is provided in the PUD
Handbook included with this application.
Schools
Currently the majority of the Project Area is zoned for Hidden Valley Elementary School (north of the
Project Area), with a small portion on the southern end zoned for Double Diamond Elementary School.
Donner Springs Elementary is directly adjacent to the northern portion of the Project Area, which is not
currently the school the Project Area is zoned for. The Project Area is also predominately zoned for Vaughn
Middle School with a small southern portion zoned for Depoali Middle School. Similar to the Middle
School zoning, the majority of the property zoned for Vaughn Middle School are also zoned for Wooster
High School, with the southern portion zoned for Depoali also zoned for Damonte Ranch High School.
With the recent passage of WC-1, Washoe County School District will be building new schools in the area
over the next several years, which will most likely change the zoning for schools within the Project Area
in the future. A new South Meadows Elementary School is already under construction and scheduled to
open in 2019 just south of the Project Area, and Damonte Ranch High School is currently adding on to the
existing high school.
Initial discussions with the WCSD indicated that the proposed PUD will generate approximately 787
elementary students, 276 middle school students, and 417 high school students. WCSD staff indicated
that the PUD would require a new Elementary School. A preliminary location for the Elementary School
and a potential K-12 charter school have been identified in the PUD Handbook. WCSD staff have also
expressed interest in a United States Bureau of Land Management (BLM) parcel on the east side of the
Project Area for a future high school. The applicant has also identified 20 acres adjacent to the BLM parcel
that they could sell to the WCSD if they were to acquire the BLM parcel in the future.
Access, Traffic, and Circulation
Project traffic and roadway infrastructure needs are discussed in detail in the Traffic Impact Study
prepared by Traffic Works (Appendix 2 of the PUD handbook).
The design for the new Veteran’s Parkway (Southeast Connector) anticipated the development of the
Project Area including four potential access points, which will have conduit for future traffic lights. The
Project Area is proposed to have two direct access points on to the newly constructed Veteran’s Parkway,
and also has direct connection to South Meadows Parkway that will be extended over Steamboat Creek
with connection to Rio Wrangler as required by the Bella Vista PUD and part of the Daybreak PUD. Rio
Wrangler will be extended to serve the eastern portion of the Project Area. A connection will also be
made to Rio Poco at the north end of the Project Area. Internal access and connectivity within the site
will made be through a series of community collectors (4 lanes), neighborhood collectors (2 lanes) and
local roadways designed to meet City of Reno standards.
A trail network is also planned to provide connectivity between villages, the park and open space, and
neighborhood centers, as well as the existing external regional trail network provided along Veteran’s
Parkway and to the south in Damonte Ranch.

[6]

DAYBREAK

Zoning Map Amendment & PUD
Project Description

Project of Regional Significance
The PUD, if approved, will increase the following for the region:
 Employment by not less than 938 employees – Employment numbers are unknown at this time;
however, the PUD includes over 40 acres of commercial, which will generate employment.
 Housing by not less than 625 units – The PUD allows a max of 4,700 units with a mix of residential
product types including 2,880 single family residential units with a range of 3 to 8 dwelling units
per acre, 1,120 moderate density units with a range between 8 to 15 dwelling units per acre, and
700 multi-family units with an average of approximately 25 dwelling units per acre. The mix of
residential units will help meet the housing and population demand for the region.
 Sewage by not less than 187,500 gallons per day – The PUD is anticipated to generate
approximately 1,410,000 gallons per day (assumes 4700 units x 300 gpd/unit), and will be served
by existing infrastructure to the north and south of the Project Site. Reference the Preliminary
Sewer Report included with the PUD Handbook for more detailed information.
 Water usage by not less than 625-acre feet per year – The PUD would generate approximately
2,640-acre feet per year. TMWA has existing infrastructure within the Project area and would
serve the Project.
 Traffic by not less than an average of 6,250 trips daily - The PUD is anticipated to generate up to
38,106 daily trips. A Traffic Impact Report is included with the PUD Handbook for more
information. The recent construction of the 6-lane Veteran’s Parkway along the eastern edge of
the Project Site was anticipated for future development within this area.
 Student population (k-12) by not less than 325 students – The PUD is anticipated to generate 1,480
students (787 elementary, 276 middle school, 417 high school). The PUD proposes locations
within the Project Site for an elementary school, a K-12 charter school, and 20 acres that could be
sold to the WCSD to use in conjunction with adjacent public land (If acquired by WCSD) for a future
high school.
 The alteration of any wetlands delineated through the section 404 permit process – The PUD
identifies wetlands located within the Project Site, impacts to those areas, and proposes
mitigation for disturbed wetland areas. A final wetland mitigation plan will be submitted by the
master developer in the future to the Army Corps of Engineers for approval prior to development
within these areas.
 Relocation of a transmission line that carries 60 kilovolts or more – An overhead transmission line
is located within the central portion of the Project Site carrying two 120 kV lines. NV Energy and
the Master Developer have identified potential relocation alignments, which are detailed in the
PUD Handbook.
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Zoning Map Amendment Findings
The following is a review of findings per NRS 278A410 2(a), (b) and (c); 278.500; NRS 278.510 and NRS
278A.410 as outlined below:
NRS 278A.410 Modification of plan by city or county
1.

No modification, removal or release of the provisions of the plan by the city or county is permitted
except upon a finding by the city or county, following a public hearing that it:
a.

Is consistent with the efficient development and preservation of the entire planned unit
development.

Response: This is the original PUD for the full 980± acre Daybreak PUD, formerly known as the Butler
Ranch Property. The PUD’s location within close proximity to existing infrastructure, including the new
Veteran’s Parkway, and employment centers offers a great opportunity for efficient infill development of
the land.
The northern portion of the project site includes the currently approved Butler Ranch PUD, which this new
Daybreak PUD will replace. The Butler Ranch PUD can now be removed for the following reasons:
1) The previous Butler Ranch PUD was approved in 2006 with no development activity occurring
since the adoption, and the City of Reno has recently adopted a new Master Plan, Reimagine
Reno.
2) The Butler PUD is being replaced by a more comprehensive Daybreak PUD, which is consistent
with the new Reimagine Reno Master Plan.
3) The construction of Veteran’s Parkway recently has also taken place on a portion of the Butler
Ranch PUD, which is not currently reflected in the development handbook.
The Butler Ranch PUD is inactive, and per NRS 278A.580 - Rezoning and resubdivision required for further
development upon abandonment of or failure to carry out approved plan, upon approval of the Daybreak
PUD, the Butler Ranch PUD will be eliminated.
b.

Does not adversely affect either the enjoyment of land abutting upon or across a street
from the planned unit development or the public interest.

Response: The Daybreak PUD is consistent with the new Reimagine Reno Master Plan and the
surrounding land uses. Furthermore, the PUD is proposing to provide over 30% open space with trail
connectivity between villages, schools, neighborhood centers, and other community amenities.
c.

Is not granted solely to confer a private benefit upon any person.

Response: The PUD will establish standards granted to all future development parcels within the PUD
and do not confer any private benefit upon an individual person. The Daybreak PUD is consistent with
the new Reimagine Reno Master Plan and provides community wide benefits, including over 30% open
space, a park, a trail network, a town center, school sites, and a mix of housing densities to support the
region’s growing population and housing demand.
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NRS 278A.500 Minute Order: Finding of fact required
1.
In what respects the plan is or is not consistent with the statement of objectives of a planned unit
development.
Response: NRS 278A.065 defines a “Planned Unit Development” as follows: “Planned unit development”
means an area of land controlled by a landowner, which is to be developed as a single entity for one or
more planned unit residential development, one or more public, quasi-public, commercial or industrial
areas, or both. The proposed PUD will be developed as a single entity with a mix of commercial and
residential uses. There will be a master developer of the PUD who will continue throughout the
development of the PUD unless a master property owner’s association or other entity is created to serve
the role of master developer. The proposed design standards and uses are consistent with the objectives
of a PUD.
2.

The extent to which the plan departs from zoning and subdivision regulations otherwise applicable
to the property included but not limited to density, bulk and use and the reasons why these
departures are or are not deemed to be in the public interest.

Response: The intent of the PUD is to allow a mix of residential and non-residential uses on this large
land holding. The PUD zoning will further support developed employment centers by providing desirable
housing opportunities for those that want to live, work, and play in the south valleys. In many instances,
the allowed uses in the PUD design standard are more restrictive than the City zoning regulations. For
example, the Arterial Commercial use table in the PUD excludes many uses that would be typically allowed
in the standard Arterial Commercial zones within the City of Reno. Residential lot size minimums and
setbacks, as well as landscaping requirements are the same as, or vary slightly from City Code to provide
flexibility and reduce impacts on existing development in the area.
Currently the majority of the property is zoned for 40-acre parcels within a UT-40 designation, which is
inconsistent with the Reimagine Reno Master Plan for this area. The Project is large scale infill
development connecting two developed areas adjacent to the newly constructed Veteran’s Parkway, and
is also in close proximity to two identified employment centers. Overall, the departures from the zoning
code are in the public interest as they will result in the development of an integrated PUD that includes
detached and attached single family products, multifamily uses as well as a town center, trails, a park, and
over 30% open space.
3.

The ratio of residential to nonresidential use in the planned unit development.

Response: The project includes allowances for residential development on 563.5± acres of the 980± acre
site. The mix of residential includes up to a total of 4,700 units split into three categories, up to 2,880
(61%) single family residential units (Up to 8 du/ac), 1,120 (24%) mixed neighborhood units (Up to
15du/ac), and 700 (15%) multi-family residential units (Up to 30 du/ac). The PUD includes a total of 35.5±
acres of commercial uses. The ratio of residential to non-residential (excluding the 309± acres of open
space area) is 15.9± acres of residential for every 1 acres of non-residential.
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4.

The purpose, location and amount of common open space in the planned unit development, the
reliability of the proposals for maintenance and conservation of the common open space and the
adequacy or inadequacy of the amount and purpose of the common open space as related to the
proposed density and type of residential development.

Response: Common open space in the Daybreak PUD will include approximately 309± acres (32%) of open
space as depicted on the Development Plan in Section 3. A large portion of the open space will be utilized
to protect steep slopes, preserve flood mitigation areas, provide for wetland mitigation, and improved
major drainageways. The PUD also includes area for a community park, and proposes an extensive trail
network throughout the community connecting villages to open space, schools, and town centers.
Maintenance of all common areas/open space within the PUD will be the responsibility of the master
developer of the PUD unless a master property owners’ association or other entity is created to serve the
role of master developer.
5.

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

Response: The site is located adjacent to the newly constructed Veteran’s Parkway, which was
constructed assuming future development of the Project Site. Veteran’s Parkway within the Project Site
includes four locations where conduit for future traffic signals and connection to the future development
are planned, which the proposed PUD further limits access onto Veteran’s Parkway with only two
connection points proposed. Additional improvements related to vehicular traffic are addressed in the
Traffic Report included in the PUD Handbook.
Existing public services and infrastructure necessary to serve the proposed PUD surround the Project Site.
There is a main sewer trunk within South Meadows Parkway, and another large interceptor to the north
of the Project site in Mira Loma. TMWA has existing waterlines and tanks sufficient to serve the Project
Site to the north, east, and south of the Project Area. NV Energy also has existing facilities within and
adjacent to the Project Site. There are two existing fire stations within 2 miles of the Project Site, one to
the north off Mira Loma, and one to the south of Veteran’s and Steamboat Parkway. Reno Police are
already providing service to the north and south of the Project Site.
The overall design standards of the PUD include setback, building height, landscaping, and lighting
regulations that support the amenities of light and air, along with architectural standards and abundant
open space, including a parks and trails that adequately provide for visual enjoyment of the Daybreak
PUD.
6.

The relationship, beneficial or adverse, of the proposed planned unit development in the
neighborhood in which it is proposed to be established.

Response: Compatible land uses have been included to protect existing, established neighborhoods to
the north and south of the PUD. Veteran’s Parkway bounds the site to the east, with Huffaker Hills Open
Space and the South Meadows Water Reclamation Facility to the west. The PUD encompasses ±980 acres
with a development plan that promotes the new Reimagine Reno Master Plan.
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7.

In the case of a plan which proposes development over a period of years, the sufficiency of the
terms and conditions intended to protect the interests of the public, residents and owners of the
planned unit development in the integrity of the plan.

Response: The build out of the Daybreak PUD will be dependent on market conditions and is estimated
to be within 10-15 years. There will be a master developer of the PUD who will continue through the
development unless a master property owner’s association or other entity is created to serve the role of
master developer. The review process and design standards outlined in the PUD will protect the interest
of the public, residents, and tenants and ensure the integrity of the plan.
NRS 278.250 (2. a-o): Zoning Map Amendment: In order to approve any zoning map amendment, the
Planning Commission and City Council shall find that the zoning is in accordance with the Master Plan for
land use and be designed, as applicable:
a.

To preserve the quality of air and water resources.

Response: The use of the property as the proposed master planned community provides for an efficient
use of the land that maintains the quality of air and water resources. Air quality is preserved through the
location of the PUD in close proximity to services, major roadways, and employment centers which may
potentially reduce overall residential trips, as well as reduce vehicle miles traveled. The PUD proposes to
provide flood mitigation areas, restoration of Thomas Creek, and enhanced wetland areas helping to
promote the water resources found on the property.
Future development will be required to meet federal, state, and local requirements to ensure air quality
and water resources are protected. Dust control and stormwater discharge measures will be implemented
and permits will be obtained during construction. In addition, Best Management Practices including Low
Impact Design (LID) measures will be used and a Stormwater Pollution Prevention Plan (SWPPP) will be
prepared and followed.
b.

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

Response: The PUD proposes approximately 309± acres of the 980± acres to be designated as Open
Space. The Open Space provided will protect and enhance wetland and major drainage areas, promote
trail connectivity to the Huffaker Hills Open Space area to the west, development of a community park,
and the protection of steep slopes. The large amount of Open Space provided connected via trails to the
proposed villages and town centers will create opportunity for future residents to enjoy the surrounding
scenic and natural resources surrounding the property.
c.

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.

Response: The building heights proposed as part of this PUD are consistent with the surrounding area.
Additionally, specific to the commercial land use areas of the PUD, the building heights are consistent with
similar City of Reno zoning districts that offer similar mixes of uses.
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d.

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

Response: Buildings designed within the PUD will be built in accordance with the locally adopted building
and energy codes.
e.

To provide for recreational needs.

Response: Future open space areas and access to public lands have been accommodated for in the PUD.
As previously mentioned, the PUD includes 309± acres of open space throughout the property including
a new community park, and trail network throughout the community. Areas identified for flood mitigation
may be utilized for future active open space (i.e.- flat recreation fields near the proposed Park). The Open
Space area on the west portion of the Project Site provides opportunity for trail connectivity between the
proposed park and Huffaker Hills Open Space managed by Washoe County to the west.
f.

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

Response: Recent construction of Veteran’s Parkway to the east of the Project Site included flood
mitigation and a Conditional Letter of Map Revision (CLOMR) through FEMA. The PUD includes grading
standards and sufficient Open Space area to further mitigate the flood areas, which the master developer
intends to submit for a CLOMR upon approval of the PUD.
g.

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

Response: The PUD, coupled with the pending master plan amendment, will allow the master developer
the opportunity to develop a mix of residential uses to help meet the growing population and housing
demand, connecting two existing employment centers. The PUD also includes non-residential, and
employment generating uses on the site. It is anticipated that the mix of uses in close proximity to existing
employment centers will provide a jobs/housing balance with consideration of obtainable housing
opportunities. Specifically, the PUD identifies 565± acres for residential uses which could allow up to 4,700
residential lots/units in the very desirable south valleys, surrounded by existing infrastructure.
h.

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.

Response: RTC is nearing completion of the new Veteran’s Parkway, which assumed development of the
Project Area. The PUD also proposes to extend South Meadows Parkway with extension to Rio Wrangler
improving overall connectivity for the south valleys. The PUD proposes an extensive bike and pedestrian
trail network including shared use paths, sidewalks, and bike lanes connecting villages to the
neighborhood commercial center, open space, schools, a park, and regional trail networks. The PUD will
help promote regional transit services connecting two existing employment centers with a mix of
residential uses including mid to high density product types.
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i.

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

Response: The requested zoning to PUD allows a mix of uses on approximately 980± acres that will be
designed to be sensitive to the existing developments to the north and south while supporting the
character of the area. The PUD includes a large amount of open space to protect and enhance the natural
resources within the property, as well as providing extensive trails for residents to enjoy the intrinsic
qualities of the surrounding area.
j.

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.

Response: The 980± acre site is well suited for future development due to its location on the newly
constructed Veteran’s Parkway and South Meadows Parkway, as well as the availability of utilities and
services adjacent to the Property. Impact fees and taxes related to future development of the site will
enhance the city’s funds to continue to provide services in this area. Based on a Fiscal Impact Analysis
prepared by Ekay Economic Consultants, Inc, the project is anticipated to generate a positive fiscal impact
for the City of Reno with approximately $13.6 million to the General fund, and a surplus of $22.8 million
to the Street fund over a 20-year period. Additionally, over the 20-year analysis period, the project is
estimated to generate $5.6 million in building permit revenue, $3.6 million in plan review fees, $21.8
million in region road impact fees, $4.7 million in residential park tax revenue, and $26.7 million in sewer
connection fees, though a portion of these fees may be paid to Washoe County to provide sewer services.
k.

To promote health and the general welfare.

Response: The requested zone change to PUD will allow future development of this large land holding to
include new housing and commercial uses connected with open space and trail networks that promote
the health and general welfare of the community.
l.

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

Response: According to the Reimagine Reno Master Plan the City of Reno is expected to grow by 62,000
people over the next 20 years, with the highest demand for future housing within the 2 to 7.26 dwelling
units per acre range. The Housing Demand Forecast completed as part of the Reimagine Reno calls for
more moderate to high density single family housing and multi-family options. The proposed PUD will
allow for a mix of residential uses and density to help meet the housing demand forecast for the next 20
years. The current zoning designation predominantly “Unincorporated Transition (UT) 40-acre parcels”
will not help meet the housing and employment needs within the area. The mix of residential designations
proposed will also allow for and encourage affordable and workforce housing opportunities.
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m.

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

Response: The zone change to PUD includes a design standards handbook that provides land use
designations compatible with the existing neighborhoods to the north and south of the Project Site.
Additionally, the handbook includes development standards for setbacks, and lighting that are similar to
the surrounding areas.
n.

To promote systems which use solar or wind energy.

Response: The master developer will encourage representatives for each individual project to incorporate
Leadership in Energy and Environmental Design (LEED) principals and incorporate the use of solar into
their project designs. Buildings designed within the PUD will be built in accordance with the locally
adopted building and energy codes.
o.

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.

Response: Not applicable. No military installations are in the area surrounding the properties.
Please provide an analysis of the following considerations in addition to the required findings listed above:
1. Growth and or other development factors in the community support changing the zoning;
Response: The Project Site has two current land use designations; over 700 acres of Unincorporated
Transition in the southern portion, and an approved PUD (Butler Ranch) in the northern portion. With the
Veteran’s Parkway extension along the eastern portion of the Project Area under construction, expected
to open in 2018, and the Project Site surrounded by existing development and readily available
infrastructure, the UT designations are no longer valid. The existing PUD will be replaced by the more
holistic Daybreak PUD that looks at the entire 980± acre Project Site, and follows the Guiding Principles of
the Reimagine Reno Master Plan. Furthermore, the recent employment growth in Reno and the
surrounding region has created a demand for additional housing, with population expected to increase by
62,000 over the next 20 years for Reno. The Project Area is prime for a large-scale infill development to
help meet the projected housing and employment demand, which is exactly what the change in zoning
and PUD supports, in addition to balancing the need to protect natural resources and provide for outdoor
recreation opportunities.
2. The change in zoning represents orderly development of the City and there are, or are planned to
be adequate services and infrastructure to support the proposed zoning change and existing uses
in the area;
Response: The proposed PUD encourages large scale infill development surrounded by existing
infrastructure including sewer interceptors to the north and south, water, electric and gas services, and
major roadways designed for future development of the Project Site including Veteran’s Parkway, South
Meadows Parkway, and Rio Wrangler. The PUD connects two employment centers with a mix of housing
and neighborhood/town centers. The existing major roadways also provide efficient connectivity to the
Urban Core, and will provide trail connections to the adjacent bike and pedestrian network creating a safe
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and walkable well-connected community with green space, and town centers. The large-scale infill
development will also fill a gap in density to promote better use of transit service between two
employment centers, and the urban core.
3. The change in zoning provides for an appropriate use of the property;
Response: The PUD proposes a mix of residential densities, and commercial opportunities consistent with
the existing development patterns of the surrounding area. The Project Site is prime for development,
surrounded by existing infrastructure and serves as a large infill development connecting existing
neighborhoods as well as two employment centers. The current UT-40-acre parcel designation is not an
appropriate use of the property. Furthermore, the PUD supports the Reimagine Reno Master Plan and
Housing Demand Forecast, which the current zoning designations do not.
4. The change in zoning is in substantial conformance with the Master Plan and other adopted plans
and policies; and
Response: The property is a large holding in an area prime for future growth and development, large scale
infill development, and connecting employment centers. The property is in close proximity to the newly
constructed Veteran’s Parkway, and is currently planned to receive urban services including TMWA water,
and City of Reno sewer in the future, as well as police and fire service. The property is intended to be
developed with a mix of residential and non-residential uses, and will include open space components.
A Master Plan Amendment (MPA) has been submitted in conjunction with this Zoning Map Amendment
and PUD. Both the MPA and PUD are in substantial conformance with the goals and policies of the Master
Plan, and supports the City of Reno Housing Demand Forecast and Needs Assessment. More specifically,
the following goals and policies are supported by the MPA and PUD.
Reimagine Reno Master Plan:
Guiding Principles (Goals and Policies) & Implementation Strategies
GP1: Resilient Local & Regional Economy
1.3 – Support continued growth of Reno’s technology and knowledge based sectors (Specifically IMP-1.3b)
GP2: Responsible & Well Managed Growth
2.2 – Encourage infill and redevelopment
2.3 – Ensure effective, efficient, and equitable delivery of City services and infrastructure
GP4: Vibrant Neighborhoods & Centers
4.1
– Encourage a diverse mix of housing options to meet the needs of existing and future residents
of all ages, abilities, and income levels
4.2
– Promote the development of new neighborhoods that offer a range of lifestyle options and
amenities that meet the short- and long-term needs of the community
4.3
– Support continued investment in and ongoing maintenance of infrastructure and amenities in
established neighborhoods
4.4
– Encourage the creation of walkable community/neighborhood centers that provide a variety of
services and amenities
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4.5
– Encourage pedestrian and bicycle connections as part of new development and integrate into
established neighborhoods
GP5: Well-Connected City & Region
5.1 – Continue to develop a balanced, well-connected transportation system that enhances mobility for
all modes
5.4 – Encourage the use of transit, car or van pools, bicycle, walking, and other forms of alternative
transportation
GP6: Safe, Healthy, and Inclusive Community
6.3 – Support active lifestyles among residents of all ages
GP7: Quality Places and Outdoor Recreation Opportunities
7.1 – Conserve and protect Reno’s natural resources and environment
7.2 – Establish an interconnected network of open space, greenways, and trails
7.3 – Maintain access to public lands at the urban/rural interface
5. The proposed zoning is sensitive to and/or compatible with the use and development of adjacent
properties.
Response: The proposed PUD stays consistent with the existing land uses proposed in the approved Butler
Ranch PUD, and is compatible with the adjacent existing higher density land uses to the north including
apartment complexes and a mobile home park. The PUD also provides additional open space in this area
to protect natural resources. The remainder of the Project Area identifies land use designations that will
be consistent with the Double Diamond, Damonte Ranch, and Bella Vista PUDs to the south, with plenty
of open space to protect natural site features. Overall, the density and intensity proposed with the PUD
is consistent with existing PUDs and adjacent land uses surrounding the Project Site with existing
infrastructure available to support the future development.
NRS 278A.510 Minute order: Specification of time for filing application for final approval
Unless the time specified in an agreement entered into pursuant to NRS 278.0201, if a plan is granted
tentative approval, with or without conditions, the city of county shall set forth, in the minute action, the
time within which an applicant for final approval of the plan must be filed or, in the case of a plan which
proposed for development over a period of years, the periods within which application for final approval
of each part thereof must be filed.
Response: The City, upon tentative approval of the PUD typical requires that final PUD approval and
handbook certification occur with 12 months of the tentative approval. It is anticipated that this will be
the case for the Daybreak PUD, with filing for final approval and PUD handbook certification occurring
immediately following the Regional Planning Commission’s anticipated positive approval. Subsequent to
City Council certification and recordation of the handbook with the Washoe County Recorder, the
handbook outlines the overall phased development of the PUD to occur within 15 years.
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