MINUTES

Regular Meeting

Reno City Planning Commission

Thursday, June 05, 2025 o 6:00 PM

Reno City Council Chamber, One East First Street, Reno, NV 89501

Commissioners
Kerry Rohrmeier, Chair 326-8864
Silvia Villanueva, Vice Chair 326-8863 David Giacomin 326-8859
Manny Becerra 326-8860 Alex Velto 326-8858
Christina Del Villar 326-8862 Jacob Williams 326-8861

1 Pledge of Allegiance
Commissioner Velto led the Pledge of Allegiance.
2 Roll Call

Commissioner Williams was absent at Roll Call.

3 Public Comment (This item is for either public comment on any action item or
for any general public comment.)

Correspondence received was forwarded to the Planning Commission and entered into the public
record.

Darden Mueller (via Zoom)

Beth Dory (via Zoom)

Kerry Rohrmeier

Manny Becerra

Silvia Villanueva

Alex Velto

Derek Cromer

4 Training on Noticing Procedures and Requirements for Public Hearing Items

Grace Mackedon, Senior Management Analyst, gave a presentation on Public Noticing
Requirements and Procedures.

5 Public Hearings — Any person who has chosen to provide his or her public
comment when a Public Hearing is heard will need to so indicate on the
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Request to Speak form provided to the Secretary. Alternatively, you may
provide your comment when Item 3, Public Comment, is heard at the
beginning of this meeting.

5.1

5.2

Staff Report (For Possible Action): Case No. LDC25-00054 (Dave &
Buster’s CUP) - A request has been made for a conditional use permit
to allow extended business hours (between 11:00 p.m. and 1:00 a.m.)
in association with a restaurant with alcohol service and indoor
amusement or recreation use. The £0.65-acre site is located +200 feet
west of South Virginia Street, £450 east of Summit Sierra Boulevard,
and 700 feet north of State Route 431 (Mt. Rose Highway). The site
is within the Mixed-Use Suburban (MS) zoning district and has a
Master Plan land use designation of Suburban Mixed-Use (SMU).

[Ward 6]

Commissioners agreed to expedite this item and no staff presentation was
given.

Public Comment:
None

Disclosures:
Reviewed submitted material, familiar with the site, spoke with the
applicant’s representative

Commissioner Giacomin disclosed that Dave & Buster’s is a client of his
employer and he recused himself from participating and voting on this
item.

There were no questions or discussion on this item.
It was moved by Christina Del Villar, seconded by Alex Velto, to

approve the conditional use permit, subject to the conditions listed in
the staff report. Motion Pass.

RESULT: Approve [5 TO 0]

MOVER: Christina Del Villar, Commissioner
SECONDER: Alex Velto, Commissioner

AYES: Becerra, Del Villar, Rohrmeier, Velto, Villanueva
INAYS:

IABSENT: Jacob Williams

IABSTAIN:

RECUSED: David Giacomin

Staff Report (For Possible Action): Case No. LDC25-00053 (Swartz
Major Deviation) — A request has been made for a major deviation to
exceed the allowed fence height standard of six feet by less than 50
percent, allowing for an existing unpermitted six-foot-nine-inch fence
to be permitted. The +0.14-acre site is located on the east side of Side
Saddle Trail, =150 feet south of its intersection with Falabella Way
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53

(5412 Side Saddle Trail). The site is located in Village 6 of the
Rancharrah Planned Unit Development (PUD) and has a Master Plan
land use designation of Single-Family Neighborhood (SF). [Ward 2]

Leah Piccotti, Associate Planner, gave the staff presentation.
Public Comment:
Correspondence received was forwarded to the Planning Commission and

entered into the public record.

Disclosures:
Reviewed submitted materials, spoke with residents

There were no questions or discussion on this item.
It was moved by Manny Becerra, seconded by Alex Velto, to approve the

major deviation, subject to the conditions listed in the staff report.
Motion Pass.

RESULT: Approve [6 TO 0]
MOVER: Manny Becerra, Commissioner
SECONDER: Alex Velto, Commissioner
AYES: Becerra, Del Villar, Giacomin, Rohrmeier, Velto, Villanueva
INAYS:
IABSENT: Jacob Williams
IABSTAIN:
RECUSED:
Staff Report (For Possible Action — Recommendation to City

Council): Case No. LDC25-00018 (Mt. Rose Junction Master Plan
Amendment & Zoning Map Amendment) — A request has been
made for: 1) a Master Plan Amendment from Mixed Neighborhood
(MX) to Suburban Mixed-Use (SMU), and; 2) a zoning map
amendment from Multi-Family Residential-14 units per acre (MF-14)
to a Specific Plan District (SPD). The +£0.99-acre site is located on the
west side of Plumas Street approximately £145 feet south of its
intersection with Mount Rose Street. The site is within the Plumas
Neighborhood Residential Core Planning Area (PL) Overlay District.

[Ward 2]

Leah Piccotti, Associate Planner, gave the staff presentation.

Brook Oswald, applicant’s representative, gave the applicant
presentation.

Public Comment:

Donna Keats (via Zoom)
Darden Mueller (via Zoom)
Pam McAdoo (via Zoom)
Beth Dory (via Zoom)
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Kelly Jesch
Correspondence received was forwarded to the Planning Commission and
entered into the public record.

Disclosures:

Contacted by the applicant’s representative and did not respond, familiar
with the area, read emails in opposition, spoke with the
applicant’s representative, spoke to neighbors, read emails, spoke with
Ward 2 NAB members

Questions:

Commissioner Giacomin asked the applicant if they are comfortable with
adhering to the requirement for two access points with whatever they
propose going forward.

Gabe Wittler, Odyssey Engineering, confirmed they will comply with city
codes as the development progresses.

Chair Rohrmeier asked the applicant to clarify how they will address
having two points of access if they go over 30 feet.

Mr. Wittler stated there is no product and what they have presented is a
conceptual layout. There is no building height, elevation, or unit count
associated with the conceptual layout. This is a master plan amendment
zone change to SPD to allow for potential development.

Chair Rohrmeier stated it is a handbook related request so they should be
able to answer the question.

Mr. Wittler stated it depends on the height of each building.

Commissioner Giacomin asked if they are committed to staying under 30
feet, noting that would also be a way to maintain compliance with the
code related to access.

Mr. Wittler stated there are different ways to approach accessibility from
a fire standpoint and that may be buildings that are under 30 feet tall. It
will depend on what the end result product is. He confirmed again they
are committed to adhering to the code as they proceed forward.

Mike Railey, Planning Manager, stated the city would not be able to
approve a project that does not meet current fire access codes.

Commissioner Becerra stated he is concerned about the public benefit
and asked what the substantial public benefit is for this project.

Mr. Oswald discussed fiscal responsibility and stated the ability to
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develop this property will help to generate property tax and fund the city
and services. The provision of additional commercial or housing is also
needed. Economic growth is stirred by development. There is a vacant
piece of land and it needs to be used efficiently. A public benefit of
promoting infill is preserving and mitigating impacts on some of the
more sensitive land.

Commissioner Becerra stated the key with an SPD is “substantial” public
benefit. He asked what the public benefits are beyond what is already
allowed under the existing overlay.

Mr. Oswald discussed the sustainability aspect of the handbook that
provides benefits.

Commissioner Becerra asked staff to give some background on past
SPDs and what substantial public benefit they provided.

Ms. Piccotti stated most SPDs have a little more specifics regarding how
a site is going to function and how deviations from code are going to
support the project and provide public benefit.

Commissioner Becerra asked if this SPD is being used primarily as a
workaround of the existing neighborhood overlay.

Ms. Piccotti stated there are restrictions in the overlay and the SPD is a
way to get around that.

Commissioner Villanueva asked why they are requesting a change from
MX to SMU if they both allow for an SPD.

Mr. Oswald explained that SMU allows for additional density and opens
it up to commercial uses.

Commissioner Villanueva discussed the factor of compatibility that needs
to be considered with an SPD.

Mr. Oswald explained the work they have done with staff on
compatibility issues.

Chair Rohrmeier asked what the justification is for not having final
architectural drawings at this point.

Mr. Oswald discussed the flexibility allowed with this zoning and noted
the final project plan could change as markets change.

Commissioner Del Villar asked if the issues expressed by the NAB have
been addressed.
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Ms. Piccotti stated staff took the comments from the NAB and forwarded
them to the applicant along with review comments and asked for them to
be addressed.

Commissioner Del Villar asked if the handbook should address specifics
of the development.

Ms. Piccotti explained SPDs stating they are usually very simple showing
a proposed site plan and what the deviations are. You would see more
information in something like a PUD. Anything that is not mentioned in
an SPD defaults back to code. The only things really being requested here
are an increase in density and height. Staff has to look at this and ask if it
is compatible, and the answer is it might be.

Ms. Piccotti confirmed for Commissioner Giacomin this would not grant
any deviations to the fire code, there are deviations to zoning only.

Commissioner Becerra asked how this SPD reconciles with the
protections the existing neighborhood overlay was designed to uphold.

Mr. Oswald discussed the changes that have been made to Title 18 as the
city has changed and grown. Neighborhood plans have not been updated
and may not be appropriate and match up to Title 18 now. This is the only
legal mechanism he is aware of that can remove the overlay from this
specific parcel.

Commissioner Beccera asked if it would make more sense to review
neighborhood plans with residents to see what works and what needs to
be adapted to avoid going through this workaround process.

Mr. Oswald agreed there would be a benefit to looking at neighborhood
plans to see what is appropriate now versus 30 years ago.

Mr. Oswald explained for Commissioner Del Villar that parking will meet
current code requirements.

Discussion:

Commissioner Becerra expressed appreciation for the applicant coming
forward with substantial sustainability initiatives. At the same time, he
wishes that wasn’t an above and beyond request. He is concerned about
the amount of time put into trying to find a workaround of the existing
overlay as opposed to working with residents to bring the overlay up to
speed with current needs.

Commissioner Giacomin discussed applications that pursue the density
bonus and stated that is something City Council is looking for us to do
and he is inclined to support it. He has been willing to entertain past
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applications with parking deviations but does not think any deviations
with regard to international fire code should be approved when chasing
the density bonus. Hearing from staff that there will be no deviations
granted with regard to fire code is allowing him to support this, and there
is a lot of value to the community.

Commissioner Becerra stated one of his concerns is that under an SPD,
we are expected to have something more specific brought before us.
While he is a proponent of infill and density, there is no guarantee that is
what this project will deliver.

Commissioner Del Villar stated she is having trouble understanding why
there is no plan in place with this SPD. She is also having trouble with
compatibility issues that a lot of people talked about. She is still not
seeing the substantial public benefit and does not see how she can make
the findings.

Commissioner Villanueva stated she was looking forward to the original
project with 17 units. It established infill without being a burden on the
community. This application has far-reaching consequences because of
the request to convert to neighborhood commercial and that is not
compatible with the single-family neighborhood zoning surrounding
it. SPDs are subject to heightened scrutiny and one of the factors is
compatibility. She is generally an advocate of high density and infill, and
with this project we are getting a lot of promises but there are no
guarantees. The consequence of approving an application like this is
unclear and far reaching and she can’t get behind it. This space is
landlocked on one side and she does not know how it will be able to meet
the required two points of entry. She is going to be a no on this project.

Chair Rohrmeier stated she thinks these neighborhood plans need to be
sunsetted. They are not as updated as the master plan and do not reflect
where the city is today. They have seen three projects recently that have
been tripped up by neighborhood plans that are out of date. The SPD is
the only tool she is aware of to make infill happen in this location. There
is a missed opportunity here to use the SPD to come in with a beautiful
site design. There are ways to demonstrate how this could be perfectly
compatible with the older characteristic of that neighborhood using the
SPD. She can make the justification for neighborhood commercial
because it is adjacent to commercial uses so she will support this SPD.

Commissioner Velto agreed with many of Chair Rohrmeier’s comments.
He can make the findings and thinks it is consistent with the master plan
and beneficial for the community.

Commissioner Giacomin asked staff if they think code will force
the future site plan for this to come into compliance with some of the
things commissioners have expressed concern about.
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Ms. Piccotti stated she wished they had more specifics. She agreed with
everything Chair Rohrmeier said. It is hard for staff to do an analysis
when they don’t know what the project is, especially in an SPD.

Commissioner Becerra stated he will not be able to support this
application as presented. He agrees with Chair Rohrmeier’s points, except
he can’t accept it moving forward at this point without those specifics. It
fails to meet the bar of excellence so he could not make the findings
around section 18.02506 as required for an SPD, and the findings around
NRS 278.250 section 2 in terms of neighborhood protections.

Commissioner Villanueva stated without knowing anything about the
project she can’t make the findings related to mitigating traffic, providing
safe environment, conformance with the master plan because they are
being asked to change the master plan, and some of the findings from the
zoning map amendment, particularly the heightened standard.

Commissioner Del Villar stated she can’t make the findings based on
compatibility, especially regarding the height and dwelling density, and
also concerns about public safety and substantial public benefits.

Chair Rohrmeier was going to read the appeal process into the record and
Mr. Railey explained that because this is a master plan amendment and
zoning map amendment, it will move forward to City Council regardless
of the motion vote.

It was moved by Alex Velto, seconded by David Giacomin, to adopt the
Master Plan amendment by resolution and recommend that City
Council approve the Master Plan, and zoning map amendment, subject
to Condition 1 and conformance review by the Regional Planning
Commission. Motion Fail.

RESULT: Approve [3TO 3]

MOVER: Alex Velto, Commissioner

SECONDER: David Giacomin, Commissioner

AYES: Giacomin, Rohrmeier, Velto

INAYS: Manny Becerra, Christina Del Villar, Silvia Villanueva
IABSENT: Jacob Williams

IABSTAIN:

RECUSED:

5.4  Staff Report (For Possible Action): Case No. LDC25-00049 (Talus
Valley Village 22) - A request has been made for a tentative map to
allow for a 144-unit single-family detached residential subdivision.
The £20.81 acre site is located at the northwest corner of Veterans
Parkway and South Meadows Parkway. The site is within the Talus
Valley Planned Unit Development (PUD) zoning district and has a
Master Plan land use designation of Suburban Mixed-Use (SMU).

[Ward 3]
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The meeting was called back to order after a five-minute recess with
Commissioner Williams still absent.

Carter Williams, Associate Planner, gave the staff presentation.
Eric Hasty, Wood Rodgers, gave the applicant presentation.

Public Comment:
William Mantle

Disclosures:
Reviewed submitted materials, read emails, spoke with the applicant’s
representatives, familiar with the site

Questions:

Mr. Williams explained for Commissioner Villanueva the recent minor
amendment administrative process where land uses were shifted
internally.

Mr. Hasty explained for Commissioner Becerra the public feedback
regarding a pedestrian crossing that they have addressed. Once Talus
Valley Parkway is extended, the intersection of Echo Valley and South
Meadows will be signalized.

Mr. Hasty explained for Commissioner Becerra there are oppotunities for
this development to address the missing middle. The commercial area
was moved north and the general view is to try and get higher density
housing around that commercial center.

Mr. Hasty explained for Commissioner Del Villar where the commercial
land use will be. Residents to the south provided feedback that they didn’t
want to see commercial uses adjacent to their homes and that contributed
to the decision to move it. The new layout is a more consolidated town
center and works better for the entire community.

Mr. Hasty explained for Commissioner Del Villar the general flood plain
issue. The mass grading permit has been approved and reviewed by the
Army Corps of Engineers to change the actual flood plain to be able to
accommodate the new villages and the town center.

Mr. Hasty explained for Commissioner Giacomin when the road
improvements will be implemented. There is a condition in Village 22
that the first letter of occupancy cannot be issued until the backbone
infrastructure has been completed, including signalizing the intersection.

Mr. Hasty explained for Commissioner Becerra where the missing middle
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housing would primarily be located.

Mr. Williams explained for Commissioner Villanueva what they are
considering tonight.

Discussion:

Commissioner Giacomin stated this tentative map addresses a broader
public benefit with signalization of the intersection.

Commissioner Velto stated they have done a very thorough job on this
tentative map and he will support it.

Commissioner Becerra stated staff and the applicant did a good job on
this and he will be supporting it.

It was moved by Manny Becerra, seconded by Christina Del Villar, to
approve the tentative map, subject to the conditions listed in the staff
report. Motion Pass.

RESULT: Approve [6 TO 0]

MOVER: Manny Becerra, Commissioner

SECONDER: Christina Del Villar, Commissioner

AYES: Becerra, Del Villar, Giacomin, Rohrmeier, Velto, Villanueva
INAYS:

IABSENT: Jacob Williams

IABSTAIN:

RECUSED:

5.5 Staff Report (For Possible Action): Case No. LDC25-00055 (High

Desert Paving Storage Yard) - A request has been made for a
conditional use permit to allow for outdoor storage associated with a
maintenance, repair, and renovation business (contractor’s yard). The
+5.31 acre site is located on the north side of North Virginia Street
+2,225 feet east of its intersection with Stead Boulevard. The subject
site is located within the Mixed-Use Suburban (MS) zoning district
and has a Master Plan land use designation of Industrial (I). [Ward 4]

Jeff Foster, Associate Planner, gave the staff presentation.

Public Comment:
None

Disclosures:
Familiar with the site, reviewed submitted materials

Questions:

Mr. Foster explained for Commissioner Becerra that a traffic study was
not required because it is such a small amount of additional traffic.
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Mr. Foster explained for Commissioner Villanueva the portion of the
parcel that will be used for outdoor storage.

Discussion:
None

It was moved by Christina Del Villar, seconded by Manny Becerra, to
approve the conditional use permit, subject to the conditions listed in
the staff report. Motion Pass.

RESULT: Approve [6 TO 0]
MOVER: Christina Del Villar, Commissioner
SECONDER: Manny Becerra, Commissioner
AYES: Becerra, Del Villar, Giacomin, Rohrmeier, Velto, Villanueva
INAYS:
IABSENT: Jacob Williams
IABSTAIN:
RECUSED:
6 Truckee Meadows Regional Planning Liaison Report

There was a brief meeting with one item approved by the Regional Planning Commission.
7 Staff Announcements

7.1  Report on status of Planning Division projects.
7.2 Announcement of upcoming training opportunities.

7.3 Report on status of responses to staff direction received at previous
meetings.
Staft is working on previously requested agenda items and those will be
coming forward.

7.4  Report on actions taken by City Council on previous Planning
Commission items.
The StoneGate master plan amendment was approved by City Council.
The Rancharrah PUD amendment approval was upheld by City Council.

8 Commissioner's Suggestions for Future Agenda Items (For Possible Action)

Commissioner Del Villar requested a future agenda item to discussed potential resolution of
issues related to outdated overlays.

9 Public Comment (This item is for either public comment on any action item or
for any general public comment.)

None

10 Adjournment (For Possible Action)
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The meeting was adjourned at 8:34 p.m.
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