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6000 PLUMAS DEVELOPMENT – PROJECT TIMELINE

• May 29, 2020 – Lyon Living purchases the property in a short sale before lender

can foreclose for residential project.

• June 1, 2020 thru December 2020 – Applicant solicited feedback from prior

Appellants, listened to opposition through the Hearing Examiner process and stand

alone meetings. Application was withdrawn on August 26, 2020.

• January 13, 2021 – City Council unanimously approves General Commercial

zoning for the property

• January 25, 2021 – Applicant submits new CUP & Tentative Map Application.

• March 11, 2021 – City staff recommends approval to the Planning Commission.

• March 17, 2021 – Planning Commission approves the Application



6000 PLUMAS DEVELOPMENT – AERIAL MAP



6000 PLUMAS DEVELOPMENT – TITLE 18 COMPLIANCE

Allowed General 
Commercial Zoning

Previously Submitted Current Plan

Demographic
Age Restricted (55+) 

Rental Apartment Units
Conventional Unrestricted 

Condominiums

Density 
419 units 

45 du / acre

350 units 
38 du / acre

(17% reduction) 

314 units 
34 du / acre

(additional 10% 
reduction)

Height 65 feet – 5 stories 50 feet – 4 stories
Southern Buildings 40 ft
Northern Buildings 50 ft

Both 4 stories

Front Setback 10 feet ±40 feet ±40 feet

Parking Required
567 stalls

(392 stalls provided)

325 stalls 
(392 stalls provided)

67 spaces (or 20%) above 
code 



6000 PLUMAS DEVELOPMENT – TITLE 18 COMPLIANCE

Allowed General Commercial Zoning Current Plan

Uses
Full spectrum of commercial  and residential 

use types
Condominiums

Density 
419 units 

45 du / acre
314 units 

34 du / acre

Height 65 ft – 5 stories 
Southern Buildings 40ft 
Northern Buildings 50ft

Both 4 stories

Setbacks
Front - 10 ft
Side – 10 ft
Rear – 10 ft

Front – 33 to 64 ft
Side/Rear – 24 to 27 ft

Tree Preservation 34 trees 257 trees (due to increased setback) 



6000 PLUMAS DEVELOPMENT – SITE PLAN & AMENITIES

Dog Park

Pickleball
12,000 – 15,000 sf 

Clubhouse

Indoor / 
Outdoor 

Pool

Outdoor 
Kitchen

Outdoor 
Rec Area

Community 
Garden

24/7 Guard 
House

Indoor Amenity 
Space 

Indoor Amenity 
Space Indoor Amenity 

Space 

>40’ Setback
(4X > Code)

~25’ Setback
(2.5X > Code)

~25’ Setback
(2.5X > Code)



6000 PLUMAS DEVELOPMENT – VEHICULAR ACCESS



6000 PLUMAS STREET – PROJECT TRAFFIC

• Comprehensive Traffic Impact Study conducted
January, 2021

• Assessed roadways and multimodal facilities, crash
history, in addition to traffic volumes and
intersection Level of Service (LOS)

• Traffic volumes:

• Conducted counts in July 2019 and March 2020
(prior to COVID); verified by Streetlight data

• Includes approved/planned projects in the area

• Volumes not discounted for previous
commercial use of the property

• Recommendations:

• Significantly modify existing McCarran
intersection/Participate in regional solutions

• FINDING: Project mitigates traffic impacts



6000 PLUMAS STREET – PROJECT TRAFFIC



6000 PLUMAS STREET – MCCARRAN IMPROVEMENTS

• New six foot sidewalk (pedestrian route) along S. side of McCarran Boulevard

• Eliminate (i) the left turn pocket, (ii) eastbound deceleration lane, and (iii)
right turn into the project from McCarran.
• ReImgaine Reno Policy 5.2G – Access Management: Implement incremental access improvements (e.g.

phasing out obsolete driveways) as opportunities arise to improve safety and circulation.

• Planning Commission - increase left turns lanes onto Plumas and Lakeside.

• Increased setback (40 feet) allows for the future widening of McCarran Blvd.

• This access management strategy will improve traffic flow on McCarran

How will the project improve pedestrian and vehicle traffic flow? 



6000 PLUMAS STREET – MCCARRAN IMPROVEMENTS

• Regional Road Impact Fees (approximately $1,000,000)

• RTC Regional Transportation Plan includes $10M improvements to this segment of
McCarran in 2021-2025 (timing consistent with project’s construction schedule)

• NDOT study: RTC option agreement for right of way necessary for 3rd lane

• These project is contributing to regional solutions for the area

How will the project contribute to future improvements? 





• 228 trees are required 
for the project 

• Saving 257 trees

• Planting an additional 
231 trees

➢ Total trees on site = 488

Additionally, PC added 
condition for tree 

mitigation plan prior to 
building permit for trees 
disturbed in the event of 
the McCarran widening



6000 PLUMAS DEVELOPMENT – TREE PRESERVATION



6000 PLUMAS STREET – ADJACENT ZONING/ COMPATIBILITY



ARCHITECTURAL INSPIRATION

Modern Mountain Village with pitched style roofs 



ARCHITECTURAL INSPIRATION

Contemporary shed style central amenity building 



ARCHITECTURAL INSPIRATION

Modern Use of Glazing and Color



DESIGN – MCCARRAN AND PLUMAS

Key Reimagine Reno policies supported by the project:

• 2.1A Growth Tiers: Support the efficient use of existing public facilities and
services by prioritizing development in in-fill and redevelopment areas (ranked
#1 priority)



DESIGN – MCCARRAN BLVD.

• 4.3B – Infill and Redevelopment: Encourage targeted infill and redevelopment
to expand housing options within established neighborhoods.



DESIGN – SOUTHERN BUILDING ELEVATIONS

• N-G.22 – Building Design: Continuous row of identical residential buildings (or any housing
type) should be avoided. Structures should be differentiated through architectural features,
variations in massing and heights and/or other design



DESIGN – SOUTHERN BUILDING ELEVATIONS

• 4.4E – Density/Intensity: Encourage the transition of low-intensity to higher
intensity with particular emphasis on revitalization strategies that will expand
housing options.



DESIGN –COMPATIBILITY WITH SURROUNDING DEVELOPMENT

• N-ON.1 – Mix of Housing Types: Support the incorporation of more varied housing
options – type, density, and price point - through targeted infill.



DESIGN –SITE PLAN OVERVIEW



6000 PLUMAS DEVELOPMENT – PROJECT OUTREACH

The Applicant has made the following
changes to the most recent application:

• Reduced density 10% to 314 units.

• Analyzed the traffic impacts as market
rate and not Senior Housing. The Traffic
study conservatively excludes traffic
generation from the former club.

• Willing to adhere to Reimagine Reno
charging stations standards for electrical
vehicles. This is Lyon Living’s Standard
Practice.

• Preservation of the remaining landscape
in the expanded 40 foot front yard
setback.



6000 PLUMAS DEVELOPMENT – PROJECT CONFORMANCE

The project conforms to the Regional Plan,
Reimagine Reno Master Plan, and
RENOvation Zoning Code

• Reimagine Reno and TMRPA Regional Plan
encourage infill development, especially
within the McCarran ring

• Reimagine Reno policies (45+) supported by
the development:

• 2.1A, 2.1B, 2.2A, 2.2B, 2.3B, 2.5A, 2.5C, 2.5F, 2.5G,
2.5J, 2.5K, 4.1A, 4.1B, 4.1F, 4.2C, 4.2D, 4.2E, 4.3B,
4.4C, 4.4E, 4.5A, 4.5B, 5.1A, 5.1B, 5.1F, 5.2D, 5.2G,
6.3D, 6.5A, 7.7A, 7.7B, C-NC.6, N-G.1, N-G.5, N-G.7,
N-G.11, N-G.12, N-G.15, N-G.19, N-G.22, N-G.23, N-
ON.1, SD.4, SD.8, SD.12, SD.28, SD.30

• Staff confirmation of zoning code compliance
via recommendation for approval with
limited conditions of approval.



6000 PLUMAS DEVELOPMENT – FINDINGS 

City Staff Recommending Approval (for the second time):

• Traffic: “As designed, the project is not anticipated to negatively impact the
traffic in the area.” Staff Report, Page 3.

• RTC’s 2025 Regional Transportation Plan (RTP) includes improvements to
McCarran Boulevard in the project area, which are anticipated to improve
operations at the intersection along McCarran Boulevard. Staff Report, Page 3.

• Parking. “With 395 spaces, parking exceeds code requirements (325 spaces
required) offering a mix of 100 surface parking and 292 enclosed parking spaces
available on site.” Staff Report, Page 2

• Building Mass: “The existing mature trees and increased front setbacks mitigate
impacts of the proposed building mass.” Staff Report, Page 3.



6000 PLUMAS DEVELOPMENT – FINDINGS 

City Staff Recommending Approval (for the second time):

• Landscaping: “The total landscaped area will cover 35 percent of the site – well in
excess of the 15 percent that is required per code.” Staff Report, Page 3.

• Height: The modestly increased height compared to surrounding buildings will
accommodate additional housing units and is considered compatible for a large
infill site located at a signalized intersection. Staff Report, Page 2

• Fire – “The Pinehaven Fire, which I think you are referring to, we did have several 
evacuations. And we did have a little back up on McCarran, but that honestly, that is 
to be expected whenever we have to evacuate people, depending on where the 
emergency is. What I can tell you is this project does meet all fire code aspects. It has 
your primary and secondary and actually a third access point for fire. It will be 
required to be fire sprinkled. So it does meet all fire code requirements.

• Staff Recommendation: “Key project issues consist of: 1) land use compatibility;
and 2) traffic considerations. These issues have all been mitigated through the
project design, code compliance, and/or conditions of approval…”

**All applicable findings are satisfied Staff recommends approval**



DESIGN –SITE PLAN OVERVIEW

QUESTIONS?


