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Phone:  775.328.3622 
E-Mail: rpelham@washoecounty.us 

Description 

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment 
Case Number WRZA17-0001 (Lemmon Valley Properties) – Hearing, discussion, and 
possible action to approve: 

1) An amendment to the North Valleys Area Plan Master Plan Map that reconfigures the
location of Rural (R) and Suburban Residential (SR) Master Plan Categories on six
parcels to conform more closely to the topography of the area. If approved, the
amendment would change ±25.3 acres of the property currently designated Rural to
Suburban Residential and would change ±25.3 acres of the property currently
designated Suburban Residential to Rural.  The overall amount of acreage on the
property of acreage designated Rural will remain the same at ±139.816 acres and the
amount of acreage designated Suburban Residential will also remain the same at
±68.797 acres; and

2) An amendment to the North Valleys Regulatory Zone Map that reconfigures the location
of General Rural (GR, 1 dwelling per 40 acres) and Medium Density Suburban (MDS, 3
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dwellings per acre) regulatory zones on six parcels to conform more closely to the 
topography of the area. If approved, the amendment would change ±25.3 acres of the 
property currently zoned GR to MDS and would change ±25.3 acres of the property 
currently zoned MDS to GR.  However, the overall amount of acreage on the property 
zoned General Rural will remain the same at ±139.816 acres and the amount of acreage 
zoned Medium Density Suburban will also remain the same at ±68.797 acres. 

• Applicant/Property Owner: JDS, LLC, Attn: Derek Larson, 7500 Rough Rock 
Road, Reno, NV 89502 

• Property Owner: Juan and Linda Arevalo, 6012 Valley Flower Street, 
North Las Vegas, NV 89081 

• Location: 1200 Estates Road, adjacent to, and south of, the 
intersection of Lemmon Drive and Deodar Way, 
extending south to Bernoulli Street, in the Lemmon 
Valley area 

• Assessor’s Parcel Numbers: 080-730-18, 080-730-19, 080-730-21, 080-635-01,
080-635-02 and 552-210-07

• Parcel Size: ± 208.615 acres total
• Master Plan Category: Rural (R) and Suburban Residential (SR)
• Regulatory Zones: General Rural (GR) and Medium Density Suburban

(MDS)
• Area Plan: North Valleys
• Citizen Advisory Board: North Valleys
• Development Code: Article 820, Amendment of Master Plan and Article

821, Amendment of Regulatory Zone
• Commission District: 5 – Commissioner Herman
• Section/Township/Range: Portions of Section 3, T20N, R19E and  Sections

34 and 35, T21N, R19E, MDM, Washoe County,
NV
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Explanation of a Master Plan Amendment 

The purpose of a Master Plan Amendment application is to provide a method of review for 
requests to amend the Master Plan. 

The Master Plan guides growth and development in the unincorporated areas of Washoe 
County, and consists of three volumes.  By establishing goals and implementing those goals 
through policies and action programs, the Master Plan addresses issues and concerns both 
countywide and within each community.  Master Plan amendments ensure that the Master Plan 
remains timely, dynamic, and responsive to community values.  The Washoe County Master 
Plan can be accessed on the Washoe County website at http://www/washoecounty.us, select 
Departments, Planning and Development, then Planning Documents  (Master Plan, Regulatory 
Zone) - or it may be obtained at the front desk of the Washoe County Planning and 
Development Division. 

Volume One of the Master Plan outlines six countywide priorities through the year 2025.  These 
priorities are known as Elements and each is summarized below.  The Land Use and 
Transportation Element, in particular, plays a vital role in the analysis of a Master Plan 
Amendment.   

• Population Element.  Projections of population, housing characteristics, trends in
employment, and income and land use information for the County.

• Conservation Element.  Information, policies and action programs, and maps necessary
for protection and utilization of cultural and scenic, land, water, air and other resources.

• Land Use and Transportation Element.  Information, policies and action programs, and
maps defining the County's vision for development and related transportation facilities
needed for the forecasted growth, and protection and utilization of resources.

• Public Services and Facilities Element.  Information, policies and action programs, and
maps for provision of necessary services and facilities (i.e. water, sewer, general
government and public safety facilities, libraries, parks, etc.) to serve the land use and
transportation system envisioned by the County.

• Housing Element.  Information, policies and action programs, and maps necessary to
provide guidance to the County in addressing present and future housing needs.

• Open Space and Natural Resource Management Plan Element.  Information, policies
and action programs, and maps providing the necessary framework for the management
of natural resources and open spaces.

Volume Two of the Master Plan consists of 13 Area Plans, which provide detailed policies and 
action programs for local communities in unincorporated Washoe County relating to 
conservation, land use and transportation, public services and facilities information, and maps.  
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Volume Three of the Master Plan houses Specific Plans, Joint Plans and Community Plans that 
have been adopted by the Washoe County Board of County Commissioners.  These plans 
provide specific guiding principles for various districts throughout unincorporated Washoe 
County.   

Requests to amend the Master Plan may affect text and/or maps within one of the six Elements, 
one of the 13 Area Plans, or one of the Specific Plans, Joint Plans or Community Plans.  Master 
Plan Amendments require a change to the Master Plan and are processed in accordance with 
Washoe County Chapter 110 (Development Code), Article 820, Amendment of Master Plan. 

When making a recommendation to the Washoe County Board of County Commission to adopt 
a Master Plan amendment, the Planning Commission must make at least three of the findings 
as set forth in Washoe County Code (WCC) Section 110.820.15(d).  If a military installation is 
required to be noticed, then an additional finding of fact pursuant to WCC Section 
110.820.15(d)(6) is required.  If there are findings relating to Master Plan amendments 
contained in the Area Plan in which the subject property is located, then the Planning 
Commission must also make all of those findings.  A recommendation to adopt the Master Plan 
amendment requires a 2/3 vote of the Planning Commission’s membership. 

Explanation and Processing of a Regulatory Zone Amendment  

The following explains a Regulatory Zone Amendment, including its purpose and the review and 
evaluation process involved for an application with such a request.  

The purpose of a Regulatory Zone Amendment (RZA) is to provide a method for amending the 
Regulatory Zone Maps of Washoe County. The Regulatory Zone Maps depict the Regulatory 
Zones (i.e. zoning) adopted for each property within the unincorporated area of Washoe County.  
The Regulatory Zones establish the uses and development standards applied to each property.   

Regulatory zones are designed to implement and be consistent with the Master Plan by 
ensuring that the stability and character of the community will be preserved for those who live 
and work in the unincorporated areas of the County. A regulatory zone cannot be changed if it 
conflicts with the objectives or policies of the Master Plan, including area plans that further 
define policies for specific communities.  The Master Plan is the blueprint for development within 
the unincorporated County. Pursuant to NRS 278, any action of the County relating to zoning 
must conform to the Washoe County Master Plan. 

Evaluation of the proposed Regulatory Zone Amendment involves review for compliance with 
countywide policies found in Volume One of the Washoe County Master Plan and applicable 
area plan policies found in Volume Two of the Washoe County Master Plan. If the subject 
parcel(s) is within a Specific Plan, Joint Plan or Community Plan found in Volume Three of the 
Master Plan, then supplemental review shall be required to ensure compliance with the 
applicable plan.  Additionally, the analysis includes review of the proposed amendment against 
the findings found in Article 821 of the Washoe County Development Code and any findings as 
set forth in the appropriate Area Plan. 
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Requests to change a regulatory zone affecting a parcel of land or a portion of a parcel are 
processed under Article 821, Amendment of Regulatory Zone, of the Washoe County 
Development Code.  Rezoning or reclassification of a lot or parcel from one Regulatory Zone to 
another requires action by both the Planning Commission and the Board of County 
Commissioners.   

The Planning Commission may deny a Regulatory Zone Amendment or it may recommend 
approval or modification of an amendment to the Board of County Commissioners. Upon an 
affirmative recommendation by the Planning Commission, the Board of County Commissioners 
is required to hold a public hearing which must be noticed pursuant to WCC 110.821.20.  Final 
action is taken by the Board of County Commissioners who may adopt, adopt with 
modifications, or deny the proposed amendment 
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Vicinity Map  
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Existing and Proposed Master Plan Maps 
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Existing and Proposed Regulatory Zone Maps 
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Background 

The subject parcels have split Master Plan categories of Rural (R) and Suburban Residential 
(SR). The regulatory zones correspond exactly with the Master Plan categories and include 
General Rural (GR) and Medium Density Suburban (MDS). The current regulatory zones allow 
a total of 207 new dwelling units to be constructed on the six parcels. The applicant has 
requested that the configuration of the Master Plan categories and regulatory zones be 
reconfigured. The proposed regulatory zone amendment would not increase the allowable total 
number of new dwelling units on the six parcels, but rather the residential density would remain 
constant at 207 dwellings. The reason for the reconfiguration is to move the Master Plan 
categories and Zoning designations from areas with slopes greater than 15% to areas of slopes 
of 15% or less.  

It is important to note that the reconfiguration proposed for the Master Plan categories and 
regulatory zones will not result in any additional impacts that were not previously considered 
with the adoption of the current Master Plan categories and regulatory zones, as no additional 
dwelling units are proposed with the reconfiguration. 
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Proposed Master Plan and Zoning Comparison 
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ANALYSIS 

Evaluation of Master Plan and Regulatory Zone Amendment requires that a number of factors 
be considered. Each of those factors, which correspond to required findings of fact for approval 
of those amendments are addressed in the following sections. 

Current Conditions 

The subject site is adjacent to areas that are developed at a similar density to the proposed 
density, which is three dwellings to the acre (MDS). The number of dwellings allowed by the 
proposed Master Plan and Regulatory Zone Amendments will not increase the total number of 
dwelling units on the six parcels that are currently allowed. The topography of the area varies 
from relatively flat, being easily developable, to areas with very steep slopes (see the “existing 
Slope” map). The request is to “move” the allowable development to the more suitable (those 
areas with slopes less than 15%) areas. 

Change of Conditions 

Subsequent to original adoption of the Master Plan and regulatory zones in this area the 
available data regarding slopes and topography has improved. The current request is to “move” 
the allowable development to the more suitable (flatter, less than 15% slopes) areas. The 
Existing Slope map (following page) clearly shows that the area proposed to be designated for 
development (SR/MDS) encompass primarily those areas of slopes of 15% or less, although a 
few areas up to 25% are included, it is clear that the primary intent is to allow development on 
the more suitable (flatter) areas. 

Consistency with Master Plan and Regulatory Zone Map 

Both the existing and proposed Master Plan Categories and Regulatory Zones will remain the 
same. There is no change to the compatibility with the surrounding area.  

Desired Pattern of Growth 

The proposed amendment promotes the desired pattern for the orderly physical growth of the 
County by allowing development to take place on more suitable (flatter) areas. 

Compatible Land Uses 

In determining compatibility with surrounding land uses, staff reviewed the Land Use 
Compatibility Matrix with the proposed Regulatory Zone. The compatibility matrix is found in the 
Land Use and Transportation Element in Volume One of the Washoe County Master Plan. The 
compatibility between the proposed and existing adjacent regulatory zones will remain 
unchanged overall, as the Master Plan and zoning are proposed to remain unchanged, but 
simply be reconfigured to allow development on the more suitable (flatter) areas. 
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Availability of Facilities 

No additional facilities are necessitated to provide adequate transportation, recreation, utility, 
and other facilities to accommodate the uses and densities proposed by this amendment, as the 
allowable total number of dwelling units is not proposed to increase. 

Future development will primarily be served by existing infrastructure, community water and 
sewer services will be required at the time of development. 

North Valleys Area Plan Assessment 

Approval of the proposed change is supported by the North Valleys Area Plan. The following 
policy is included in that plan. 
 

NV.2.2 When feasible, given utility access constraints, grading in subdivisions 
established after the date of final adoption of this plan will: 
a. Minimize disruption to natural topography. 
b. Utilize natural contours and slopes. 
c. Complement the natural characteristics of the landscape. 
d. Preserve existing vegetation and ground coverage to minimize erosion. 
e. Minimize cuts and fills.   

 
The changes proposed will help to minimize disruption to the natural topography, by allowing 
development on flatter, rather than steeper areas; it will also help to minimize cuts and fills for 
development of subdivisions. 
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Development Suitability within the North Valleys Area Plan 

 

 

The portion of the North Valleys Development Suitability Map, a part of the North Valleys Area 
Plan, shown above, indicates the general area of the request in the red oval. Again, it is clear 
that the intent of the Master Plan and Regulatory Zone Amendments are to allow development 
on the more suitable (flatter) areas and clearly shows that the area proposed to be designated 
for development (SR/MDS) encompass primarily those areas shown on the map as “most 
suitable”.  
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Citizen Advisory Board (CAB) and Neighborhood Meeting 

NRS 278.210(2) and Washoe County Code Section 110.820.20 require a neighborhood 
meeting for the proposed Master Plan amendments. The North Valleys Citizen Advisory Board 
held a meeting on February 13, 2017 at 6PM at the North Valleys Regional Park. Notices to all 
affected property owners were sent out prior to that meeting. 

The CAB took action to forward all comments made by the public to the Planning Commission 
without a recommendation. The minutes of that meeting will be provided to the Planning 
Commission prior to the public hearing. Most comments pertained to flooding in the Lemmon 
Valley area. General questions regarding impact upon existing residential wells and impact 
upon traffic were expressed. A preference that the area be zoned open space was also 
expressed. 

Public Notice 

Notice for Master Plan Amendments must be given in accordance with the provisions of Nevada 
Revised Statutes 278.210, as amended.   

Notice for Regulatory Zone amendments must be given in accordance with the provisions of 
Nevada Revised Statutes 278.260, as amended. 

A minimum of 30 property owners within 750 feet of the area to which the proposed 
amendments pertain are required to be noticed by mail at least 10 days before the public 
hearing date. Notice must also be given in a newspaper of general circulation within Washoe 
County at least 10 days before the public hearing date 

Notice was provided in a newspaper of general circulation within Washoe County at least 10 
days before the public hearing date.  A legal ad was placed with the Reno Gazette Journal for 
February 24, 2017. 

Notice was mailed to the owners of 185 parcels of land within 750 feet of the affected 
properties. A map showing the location of those parcels is included on the following page of this 
report. 

Owners of all real property to be noticed are owners identified on the latest County Assessor's 
ownership maps and records. Such notice is complied with when notice is sent to the last known 
addresses of such real property owners as identified in the latest County Assessor's records. 
Any person who attends the public hearing is considered to be legally noticed unless those 
persons can provide evidence that they were not notified according to the provisions of WCC 
110.821.20. 
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Agency Comments 

The proposed amendment was submitted to the following agencies for review and comment.  

• State of Nevada 

o Department of Transportation 

o Department of Water Resources 

o Department of Wildlife 

o Historic Preservation Office 

• Washoe County  

o District Attorney 

o Technology Services Department, Geographic Information Systems Division 

o Community Services Department, Planning and Development Division 

o Community Services Department, Engineering and Capital Projects Division 

o Sheriff’s Office 

• Washoe County Health District  

o Air Quality Management Division 

o Vector-Borne Diseases Program 

o Emergency Medical Services 

• Washoe County School District 

• Truckee Meadows Fire Protection District 

• Regional Transportation Commission 

Comments were received from the following agencies: 

• The Regional Transportation Commission (RTC) indicated that, based on the traffic 
analysis provided, the “intersections of Lemmon Drive / Patrician drive and Lemon Drive 
/ Deodar Drive  are shown to meet level of service standards for the 2026 plus project 
traffic volumes.” 

• The Vector-Borne Diseases Program of the Health District commented that their 
department will require conditions related to storm water runoff when development is 
proposed. 
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Staff Comment on Required Master Plan Amendment Findings 

Washoe County Code Section 110.820.15(d) requires the Planning Commission to make at 
least three of the six findings of fact to recommend approval of the amendments to the Washoe 
County Board of County Commissioners.  The following findings are presented for consideration 
by the Planning Commission: 

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

Staff Comment: The compatibility between the proposed and existing adjacent master plan 
categories will remain unchanged overall, as the Master Plan is proposed to remain unchanged, 
but simply be reconfigured to allow development on the more suitable (flatter) areas. The 
proposed change will help to minimize disruption to the natural topography, by allowing 
development on flatter, rather than steeper areas; it will also help to minimize cuts and fills for 
development of subdivisions, thus implementing policy NV.2.2 of the North Valleys Area Plan. 

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

Staff Comment: The compatibility between the proposed and existing adjacent master plan 
categories will remain unchanged overall, as the Master Plan is proposed to remain unchanged, 
but simply be reconfigured to allow development on the more suitable (flatter) areas. 

3. Response to Change Conditions The proposed amendment responds to changed 
conditions or further studies that have occurred since the plan was adopted by the Board 
of County Commissioners, and the requested amendment represents a more desirable 
utilization of land. 

Staff Comment:  Subsequent to approval of the Master Plan and Zoning in this area the 
available data regarding slopes and topography has improved. Information available through the 
Washoe County Geographic Information System supports this evaluation. 

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

Staff Comment: Future development will primarily be served by existing infrastructure, 
community water and sewer services will be required at the time of development. Development 
is planned to occur adjacent to existing developed areas that include housing at a density of 
three dwellings to the acre. 

5. Desired Pattern of Growth The proposed amendment will promote the desired pattern for 
the orderly physical growth of the County and guides development of the County based 
on the projected population growth with the least amount of natural resource impairment 
and the efficient expenditure of funds for public services. 
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Staff Comment:  The proposed amendment promotes the desired pattern for the orderly 
physical growth of the County by allowing development to take place on more suitable (flatter) 
areas. 

6. Effect on a Military Installation The proposed amendment will not affect the location, 
purpose and mission of the military installation 

Staff Comment:  There is no military installation within the area required to be noticed for this 
amendment. This finding is not required to be made. 

Further, the North Valleys Area Plan includes the following applicable policy: 

NV.20.3 In order for the Washoe County Planning Commission to recommend approval of any 
amendment involving a change of land use, the following findings must be made: 

a. A feasibility study has been conducted, commissioned and paid for by the applicant, 
relative to municipal water, sewer and storm water that clearly identifies the 
improvements likely to be required to support the intensification, and those 
improvements have been determined to be in substantial compliance with all applicable 
existing facilities and resource plans for North Valleys by the Department of Water 
Resources. The Department of Water Resources will establish and maintain the 
standards and methodologies for these feasibility studies. 

Staff Comment: This is not applicable as the request does not intensify the use of the land. 

b. A traffic analysis has been conducted that clearly identifies the impact to the adopted 
level of service within the North Valleys planning area and the improvements likely to be 
required to maintain/achieve the adopted level of service. This finding may be waived by 
the Department of Public Works for projects that are determined to have minimal 
impacts. The Department of Public Works may request any information it deems 
necessary to make this determination. 

Staff Comment: The traffic analysis (included with the project application at Exhibit C to this 
report) indicates that the current Level of Service will be maintained. 

c. For amendments that propose new or intensified commercial land use, the scale of the 
intended use has been shown to be community serving in nature. 

Staff Comment: This is not applicable as the request does not propose new or intensified 
commercial land use. 

d. For residential land use intensifications, the potential increase in residential units will not 
exceed Washoe County’s applicable policy growth level for the North Valleys Area Plan, 
as established under Goal One.  

Staff Comment: This is not applicable as the request does request any increase in residential 
units in the North Valleys Area Plan. 
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e. If the proposed intensification will result in a drop below the established policy level of 
service for transportation (as established by the Regional Transportation Commission 
and Washoe County) within the North Valleys planning area, the necessary 
improvements required to maintain the established level of service are scheduled in 
either the Washoe County Capital Improvements Program or Regional Transportation 
Improvement Program within three years of approval of the intensification. For impacts 
to regional roads, the Washoe County Planning Commission, upon written request from 
the Regional Transportation Commission, may waive this finding. 

Staff Comment: This is not applicable as the request does not intensify the use of the land. 

f. If roadways impacted by the proposed intensification are currently operating below 
adopted levels of service, the intensification will not require infrastructure improvements 
beyond those articulated in Washoe County and regional transportation plans AND the 
necessary improvements are scheduled in either the Washoe County Capital 
Improvements Program or Regional Transportation Improvement Program within three 
years of approval of the intensification. 

Staff Comment: This is not applicable as the request does not intensify the use of the land. 

g. Washoe County will work to ensure that the long range plans of facilities providers for 
transportation, water resources, schools and parks reflect the policy growth level 
established in Policy 1.2. h. If the proposed intensification results in existing public 
school facilities exceeding design capacity and compromises the Washoe County 
School District’s ability to implement the neighborhood school philosophy for elementary 
facilities, then there must be a current capital improvement plan or rezoning plan in place 
that would enable the District to absorb the additional enrollment. The Washoe County 
Planning Commission, upon request of the Washoe County School Board of Trustees, 
may waive this finding. 

Staff Comment: This is not applicable as the request does not intensify the use of the land. 

h. Any existing development in the North Valleys planning area, the Forest planning area, 
or the Northeast Truckee Meadows planning area which is subject to the conditions of a 
special use permit will not experience undue hardship in the ability to continue to comply 
with the conditions of the special use permit or otherwise to continue operation of its 
permitted activities.  

Staff Comment: There is no approved special use permit that will experience undue hardship in 
the ability to continue to comply with the conditions of the special use permit or otherwise to 
continue operation of its permitted activities, if this amendment is approved. 

Staff Comment on Required Regulatory Zone Amendment Findings  

Washoe County Code Section 110.821.15 of Article 821(d), requires that all of the following 
findings be made to the satisfaction of the Washoe County Planning Commission before 
recommending adoption to the Board of County Commissioners.  Staff has completed an 
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analysis of the Regulatory Zone Amendment application and has determined that the proposal 
is in compliance with the required findings as follows. 

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

Staff Comment: The subject site is adjacent to areas that are developed at a similar density to 
the proposed density, three dwellings to the acre. The number of dwellings allowed by the 
proposed Zoning Amendment will not increase the number that is currently allowed. The 
topography of the area varies from relatively flat, being easily developable, to areas with very 
steep slopes. The request is to “move” the allowable development to the more suitable areas. 

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

Staff Comment: The subject site is adjacent to areas that are developed at a similar density to 
the proposed density, three dwellings to the acre. 

3. Response to Change Conditions; more desirable use.  The proposed amendment 
responds to changed conditions or further studies that have occurred since the plan was 
adopted by the Board of County Commissioners, and the requested amendment 
represents a more desirable utilization of land. 

Staff Comment: Subsequent to approval of the Master Plan and Zoning in this area the available 
data regarding slopes and topography has improved. 

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

Staff Comment: The number of dwellings allowed by the proposed Master Plan and Zoning 
Amendments will not increase the number that is currently allowed. 

5. No Adverse Effects.  The proposed amendment will not adversely effect the 
implementation of the policies and action programs of the Washoe County Master Plan. 

Staff Comment: The proposed amendment will help to implement the policies and action 
programs of the Washoe County Master Plan, particularly policy NV.2.2 of the North Valleys 
Area Plan. 

6. Desired Pattern of Growth.  The proposed amendment will promote the desired pattern 
for the orderly physical growth of the County and guides development of the County 
based on the projected population growth with the least amount of natural resource 
impairment and the efficient expenditure of funds for public services.  
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Staff Comment: The proposed amendment will promote the desired pattern for the orderly 
physical growth of the County and guides development of the County based on the projected 
population growth with the least amount of natural resource impairment by allowing 
development on the more suitable (flatter) areas at a density of three dwellings to the acre. 

7. Effect on a Military Installation When a Military Installation is Required to be Noticed.  
The proposed amendment will not affect the location, purpose and mission of a military 
installation. 

Staff Comment: There is no military installation within the area required to be noticed for this 
amendment. This finding is not required to be made. 

Recommendations 

It is recommended that the Washoe County Planning Commission adopt the resolution 
contained at Exhibit A to this staff report to amend the Master Plan as set forth in Master Plan 
Amendment Case Number WMPA17-0002.  It is further recommended that the Planning 
Commission recommend adoption of the Master Plan Amendment to the Washoe County Board 
of County Commissioners.   

Those agencies which reviewed the application provided commentary in support of approval of 
the regulatory zone amendment. Therefore, after a thorough analysis and review, it is 
recommended that the Washoe County Planning Commission adopt the resolution contained at 
Exhibit B to this staff report recommending the proposed Regulatory Zone Amendment for 
adoption to the Board of County Commissioners.   

The following motions are provided for your consideration: 

Master Plan Amendment Recommended Motion 

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
adopt the resolution contained at Exhibit A to this staff report to amend the Master Plan as set 
forth in Master Plan Amendment Case Number WMPA17-0002 having made the following four 
findings in accordance with Washoe County Code Section 110.820.15(d) and two further 
findings required by the North Valleys Area Plan at Policy NV.20.3 (included as number 6 and 7, 
below).   

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

2. Compatible Land uses. The proposed amendment will provide for land uses compatible 
with (existing or planned) adjacent land uses, and will not adversely impact the public 
health, safety or welfare; 
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3. Response to Changed Conditions.  The proposed amendment responds to changed 
conditions or further studies that have occurred since the plan was adopted by the Board 
of County Commissioners, and the requested amendment represents a more desirable 
utilization of land; 
 

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

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

6. Traffic Analysis. A traffic analysis has been conducted that clearly identifies the impact to 
the adopted level of service within the North Valleys planning area and the 
improvements likely to be required to maintain/achieve the adopted level of service. 
 

7. Existing Development. There is no existing development in the North Valleys planning 
area, which is subject to the conditions of a special use permit that will experience undue 
hardship in the ability to continue to comply with the conditions of the special use permit 
or otherwise to continue operation of its permitted activities. 

I further move to certify the resolution and the proposed Master Plan Amendments in WMPA17-
0002 as set forth in this staff report for submission to the Washoe County Board of County 
Commissioners and authorize the chair to sign the resolution on behalf of the Planning 
Commission. 

Regulatory Zone Amendment Recommended Motion     

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
adopt the resolution contained at Exhibit B to recommend adoption of Regulatory Zone 
Amendment Case Number WRZA17-0001 to the Washoe County Board of Commissioners 
having made all of the following findings in accordance with Washoe County Code Section 
110.821.15:  

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

2. Compatible Land Uses.  The proposed amendment will provide for land uses compatible 
with (existing or planned) adjacent land uses, and will not adversely impact the public 
health, safety or welfare. 
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3. Response to Change Conditions; more desirable use.  The proposed amendment 
responds to changed conditions or further studies that have occurred since the plan was 
adopted by the Board of County Commissioners, and the requested amendment 
represents a more desirable utilization of land. 
 

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

5. No Adverse Effects.  The proposed amendment will not adversely effect the 
implementation of the policies and action programs of the Washoe County Master Plan. 
 

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

Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission and mailed to the original applicant, unless the 
action is appealed to the Washoe County Board of County Commissioners, in which case the 
outcome of the appeal shall be determined by the Washoe County Board of County 
Commissioners.  Any appeal must be filed in writing with the Planning and Development 
Division within 10 calendar days after the written decision is filed with the Secretary to the 
Planning Commission and mailed to the original applicant. 

 

xc: Applicant: JDS, LLC, Attn.: Derek Larson, 7500 Rough Rock Road, Reno, NV 89502 

 Property Owner: Juan and Linda Arevalo, 6012 Valley Flower Street, North Las Vegas, NV 
89081 

 Consultant: Manhard Consulting, Attn: Chris Baker, 9850 Double R Boulevard, Suite 
101, Reno, NV 89521 
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN, NORTH 
VALLEYS MASTER PLAN MAP (WMPA17-0002), AND RECOMMENDING ITS 

ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS 

Resolution Number 17-01 

Whereas, Master Plan Amendment Case Number WMPA17-0002 (Lemmon Valley 
Properties) came before the Washoe County Planning Commission for a duly noticed 
public hearing on March 7, 2017; and, 

Whereas, the Washoe County Planning Commission heard public comment and input 
from both staff and applicant representatives regarding the proposed master plan 
amendment; and, 

Whereas, the Washoe County Planning Commission has given reasoned consideration 
to the information it has received regarding the proposed master plan amendment; and, 

Whereas, the Washoe County Planning Commission has made the findings necessary 
to support adoption of the proposed Master plan Amendment Case Number WMPA17-
0002 as set forth in NRS Chapter 278, Washoe County Code Chapter 110, Article 820, 
and the North Valleys Area Plan Policy NV.20.3 as follows: 

Washoe County Code Section 110.820.15 (d) Master Plan Amendment and North 
Valleys Area Plan Policy NV.20.3 Findings 

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

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

3. Response to Changed Conditions.  The proposed amendment responds to changed
conditions or further studies that have occurred since the plan was adopted by the
Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land;

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

5. Desired Pattern of Growth.  The proposed amendment will promote the desired
pattern for the orderly physical growth of the County and guides development of the
County based on the projected population growth with the least amount of natural
resource impairment and the efficient expenditure of funds for public services;
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6. Traffic Analysis. A traffic analysis has been conducted that clearly identifies the
impact to the adopted level of service within the North Valleys planning area and the
improvements likely to be required to maintain/achieve the adopted level of service;
and

7. Existing Development. There is no existing development in the North Valleys
planning area, which is subject to the conditions of a special use permit that will
experience undue hardship in the ability to continue to comply with the conditions of
the special use permit or otherwise to continue operation of its permitted activities;

NOW, THEREFORE, BE IT RESOLVED pursuant to NRS 278.210(3) that (1) the 
Washoe County Planning Commission does hereby adopt the proposed master plan 
amendment in Master Plan Amendment Case Number WMPA17-0002, comprised of 
the maps, descriptive matter and other matter intended to constitute the amendment as 
submitted at public hearing noted above and included as Exhibit A; and (2) to the extent 
allowed by law, this approval is subject to the conditions adopted by the Planning 
Commission at the public hearing noted above. 

ADOPTED on March 7, 2017 

WASHOE COUNTY PLANNING COMMISSION 

ATTEST: 

Carl R. Webb, Jr., AICP, Secretary James Barnes, Chair 

Attachment: Exhibit A – North Valleys Master Plan Map 
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 
 

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER  
WRZA17-0001 AND THE AMENDED NORTH VALLEYS REGULATORY ZONE MAP 

 
Resolution Number 17-02 

 
Whereas, Regulatory Zone Amendment Case Number WRZA17-0001 came before the Washoe 
County Planning Commission for a duly noticed public hearing on March 7, 2017; and, 

Whereas, the Washoe County Planning Commission heard public comment and input from staff 
regarding the proposed Regulatory Zone Amendment; and, 

Whereas, the Washoe County Planning Commission has given reasoned consideration to the 
information it has received regarding the proposed Regulatory Zone Amendment; and, 

Whereas, the proposed Regulatory Zone Amendment shall be recommended for adoption 
pending adoption of proposed Master Plan Amendment Case Number WMPA17-0002 by the 
Washoe County Board of Commissioners and a finding of conformance with the Truckee 
Meadows Regional Plan; and, 

Whereas, the Washoe County Planning Commission has made the findings, pursuant to NRS 
Chapter 278 and WCC110.821.15 (d), necessary to support adoption of this proposed 
Regulatory Zone Amendment as follows: 

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

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

3. Response to Changed Conditions. The proposed amendment responds to changed 
conditions or further studies that have occurred since the plan was adopted by the Board of 
County Commissioners, and the requested amendment represents a more desirable 
utilization of land. 

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

5. Master Plan Policies and Action Programs. The proposed amendment will not adversely 
affect the implementation of the policies and action programs of the Washoe County Master 
Plan. 

6. Desired Pattern of Growth. The proposed amendment will promote the desired pattern for 
the orderly physical growth of the County and guides development of the County based on 
the projected population growth with the least amount of natural resource impairment and 
the efficient expenditure of funds for public services.  
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7. Effect on a Military Installation. The proposed amendment will not affect the location,
purpose and mission of a military installation.

NOW, THEREFORE, BE IT RESOLVED that the Washoe County Planning Commission does 
hereby recommend adoption of Regulatory Zone Amendment Case Number WRZA17-0001 and 
the amended North Valleys Regulatory Zone Map as included as Exhibit A to this Resolution to 
the Washoe County Board of Commissioners. 

ADOPTED on March 7, 2017. 

WASHOE COUNTY PLANNING COMMISSION 

ATTEST: 

Carl R. Webb, Jr., AICP, Secretary James Barnes, Chair 

Attachment: Exhibit A – North Valleys Regulatory Zone Map 
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