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AGENDA 
JOINT MEETING OF 

CITY OF RENO PLANNING COMMISSION 
AND THE 

WASHOE COUNTY PLANNING COMMISSION 
Washoe County Department of Community Development 

Large Conference Room, Second Floor, Room A265 
1001 East Ninth Street, Reno, Nevada 

Tuesday, October 17, 2006 
 

THE FOLLOWING TIME LIMITS ARE TO BE OBSERVED: 
15 minutes for staff presentation 

15 minutes for applicant presentation 
3 minutes for individual testimony 

5 minutes for testimony from a representative of a group 

At the discretion of the Chair, additional time may be provided to any party if the 
request is made at least 24 hours in advance of the meeting start time. 

** Please be prepared to provide a copy of exhibits displayed. ** 

 
October 17, 2006 

5:30 p.m. DETERMINATION OF QUORUM 

 PLEDGE OF ALLEGIANCE 

 APPROVAL OF AGENDA 

 PUBLIC COMMENTS 
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PLANNING ITEMS  

5:30 p.m. 1. PUBLIC HEARING:  COMPREHENSIVE PLAN AMENDMENT CASE NO. 
CP06-014 (AUTO ZONE) - To consider a request to amend the Reno-Stead 
Corridor Joint Plan being a part of the Washoe County Comprehensive Plan and 
the City of Reno Master Plan.  The amendment request would redesignate a 
portion of Assessor’s Parcel Number 552-190-04 (±2.95 acres) from the land use 
designation of Medium Density Suburban/Suburban Residential (MDS/SR) to the 
land use designation of General Commercial (GC); the remaining ±3.1 acres is 
proposed to remain Medium Density Suburban/Suburban Residential (MDS/SR). 
The proposal would result in land use designations that would allow the existing 
residential use to remain and allow all uses permitted in the General Commercial 
regulatory zone to be conducted on the portion of the parcel abutting Lemmon 
Drive. The property is located on the east side of Lemmon Drive 
approximately 200’ north of Buck Drive. The parcel is within the Truckee 
Meadows Service Area and within the joint planning area for the City of Reno, as 
identified by the 2002 Truckee Meadows Regional Plan. The parcel is located 
within Section 9, T20N, R19E, MDM, Washoe County, Nevada.  The property is 
within the Washoe County Commission District No. 5 and the North Valleys 
Citizen Advisory Board boundary.  

 
  To reflect changes requested within this application and to maintain currency of 

general area plan data, administrative changes to the area plan are proposed. 
These administrative changes include: a revised map series with updated parcel 
base and revised table of land uses.  Staff Representative:  Roger Pelham, 
Planner, 775.328.3622 

 
ADJOURNMENT 

[The Washoe County Planning Commission will reconvene for its regular meeting at 6:30 p.m., 
in the Washoe County Commission Chambers, 1001 E. Ninth Street, Reno, Nevada.] 

Most decisions rendered by the Planning Commission are appealable to the Board of County Commissioners.  If you disagree with 
the decision of the Planning Commission and you want to appeal its action, call the Planning staff immediately, at 328-6100.  You 
will be informed of the appeal procedure, application fee, and the time in which you must act.  Appeal periods vary from seven (7) to 
fifteen (15) days, depending on the type of application. 
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Agenda Item No:  1  
Staff Recommendation:  APPROVAL 

 

WASHOE COUNTY DEPARTMENT OF COMMUNITY DEVELOPMENT 
STAFF REPORT 

 
To: Washoe County Planning Commission, City of Reno Planning Commission 
 
Re: Comprehensive Plan Amendment Case No. CP06-014 
 
Date: August 20, 2006  Prepared By:   Roger Pelham, Planner 
 

GENERAL INFORMATION SUMMARY 

 
Applicant: Auto Zone 
 
Requested Action:  To consider a request to amend the Reno-Stead Corridor Joint Plan 
being a part of the Washoe County Comprehensive Plan and the City of Reno Master 
Plan.  The amendment request would redesignate a portion of Assessor’s Parcel Number 
552-190-04 (±2.95 acres) from the land use designation of Medium Density 
Suburban/Suburban Residential (MDS/SR) to the land use designation of General 
Commercial (GC); the remaining ±3.1 acres is proposed to remain Medium Density 
Suburban/Suburban Residential (MDS/SR). The proposal would result in land use 
designations that would allow the existing residential use to remain and allow all uses 
permitted in the General Commercial regulatory zone to be conducted on the portion of 
the parcel abutting Lemmon Drive. The property is located on the east side of 
Lemmon Drive approximately 200’ north of Buck Drive. The parcel is within the 
Truckee Meadows Service Area and within the joint planning area for the City of Reno, as 
identified by the 2002 Truckee Meadows Regional Plan. The parcel is located within 
Section 9, T20N, R19E, MDM, Washoe County, Nevada.  The property is within the 
Washoe County Commission District No. 5 and the North Valleys Citizen Advisory Board 
boundary. 
 
To reflect changes requested within this application and to maintain currency of general 
area plan data, administrative changes to the area plan are proposed. These 
administrative changes include: a revised map series with updated parcel base and 
revised table of land uses. 
 

RECOMMENDATION / FINDINGS 

 
Based upon the staff analysis, comments received, and the site inspection, staff 
recommends approval of the request and offers the following motion for your 
consideration: 
 
Washoe County Planning Commission: 
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“Your Community Development Department” 
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I move that the Washoe County Planning Commission approves Comprehensive Plan 
Amendment Case No. CP06-014 (APN: 552-190-04) for Auto Zone, having made one or 
more of the following findings in accordance with Washoe County Development Code 
Section 110.810.30: 

 
1. The proposed amendment to the North Valleys Area Plan and Reno-Stead 

Corridor Joint Plan are in substantial compliance with the policies and action 
programs of the Washoe County Comprehensive Plan.  

2. The proposed amendments to the North Valleys Area Plan and Reno-Stead 
Corridor Joint Plan will provide for land uses compatible with existing and 
planned adjacent land uses and will not adversely impact the public health, 
safety or welfare. 

3. The proposed amendments to the North Valleys Area Plan and Reno-Stead 
Corridor Joint Plan will not adversely affect the implementation of the policies and 
action programs of the Conservation Element, the Population Element and/or the 
Housing Element of the Washoe County Comprehensive Plan. 

4. The proposed amendments to the North Valleys Area Plan and Reno-Stead 
Corridor Joint Plan will promote the desired pattern for the 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. 

5. The proposed amendment to the North Valleys Area Plan and Reno-Stead 
Corridor Joint Plan is the first amendment to the North Valleys Area Plan and 
Reno-Stead Corridor Joint Plan in 2006, and therefore does not exceed the three 
permitted amendments as specified in Section 110.820.05 of the Washoe County 
Development Code. 

6. The Washoe County Planning Commission and the City of Reno Planning 
Commission gave reasoned consideration to information contained within the 
staff report and information received during the public hearing. 

 
City of Reno Planning Commission: 
 
I move that the City of Reno Planning Commission approves Comprehensive Plan 
Amendment Case No. CP06-014 (APN: 552-190-04) for Auto Zone, finding that: 

 
1. Growth and or other development factors in the community support changing the 

zoning; 
 

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; 

 
3. The change in zoning provides for an appropriate use of the property; 
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4. The change in zoning is in substantial conformance with the Master Plan and other 
adopted plans and policies; and 

 
5. The proposed zoning is sensitive to and/or compatible with the use and 

development of adjacent properties. 
 
 

ANALYSIS 

 
Background: 

The applicant, Auto Zone, has submitted Washoe County Department of Regional Parks 
and Open Space has submitted a Comprehensive Plan Amendment application to 
change the land use designation on a portion of a parcel owned by Alan and Lilian 
Mendes from Medium Density Suburban / Suburban Residential (MDS/SR) to General 
Commercial (GC). This proposal would allow all uses permitted in the GC land use 
designation and within the Reno-Stead Corridor Joint Plan, and would retain the existing 
land use designation and dwelling unit on the northern portion of the parcel.  

The property is located on the east side of Lemmon Drive approximately 200’ north of 
Buck Drive and is addressed as 400 Lemmon Drive. 

Staff would like to note clearly that an approval of the change in land use designation is 
not an approval of the Auto Zone retail project. The change in land use must stand 
independent scrutiny and analysis. The use that may be ultimately established may be 
an automotive parts retail store, or it may be one or more other commercial uses. The 
applicant has also submitted a parcel map application to the County which would split 
the existing parcel into three lots. One lot would contain the existing residence, one is 
the configuration proposed for the Auto Zone store and would leave a remaining parcel 
of approximately 1.7 acres designated General Commercial (GC).  

The overhead photograph, below shows the parcel proposed for re-designation in 
relation to the surrounding area and some of the commercial uses in that area. 
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The parcel is located within a rapidly developing area. Within the last three years a 
grocery store, fast food restaurant, and bank have been constructed at the southwest 
corner of the same intersection. Less than one mile to the south the City of Reno has 
approved the construction of a Wal-Mart Super Center at the corner of Lemmon Drive 
and Interstate 80, although final construction of this project is questionable at this time. 
The area directly west across Lemmon Drive has been designated as “Arterial 
Commercial” by the City of Reno.  

Three of the four quadrants of the intersection of Lemmon Drive and Buck/Sky Vista are 
currently designated commercial and it is reasonable that the fourth quadrant be 
compatibly zoned. Community water and sewer systems are available to serve the more 
intense land use designation that has been requested. 

 

Compatibility with the surrounding land use designations has been a major concern to 
staff. This will create a situation in which General Commercial is directly adjacent to 
Medium Density Suburban on the east side of the parcel. That combination has a “low” 
compatibility rating according to the Land Use and Transportation element of the 
Washoe County Comprehensive Plan. To the north the adjacent land use is Low Density 
Suburban and the compatibility rating is also “low” however that parcel is fully developed 
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with a commercial dog kennel so the compatibility with the actual use is high. 
Compatibility with all other land use designations and uses is high. 

In addition to other factors it seems unreasonable to expect that a property with 
commercial uses to the north and south and adjacent to Lemmon Drive would be 
developed as one-third acre single-family residential lots, which would necessitate 
individual driveways accessing directly onto that very busy four-lane roadway. 

This proposal has been evaluated at length in the joint planning process by County and 
City staff. Cheryl Ryan, AICP, Senior Planner for the City provided the following 
comments: 

Staff recommends approval of the request for the following reasons: 
 
1. The location is at an intersection that is zoned AC at the northwest, 
southwest and southeast corners.  It is anticipated that the northeast corner 
would eventually develop in the same manner. 
 
2. Lemmon Drive is designated as a minor arterial. 
 
3. There have been significant changes in the area that support the request.  
There is a Smiths's grocery and fast food establishments on the northwest corner 
of US. 395 and Lemmon Drive interchange; an existing Scolaris grocery store; 
Radio Shack; Longs Drugstore, small retail tenants and a recently approved 
Kragen Auto Parts store at the northeast corner of U.S 395 and the Lemmon 
Valley interchange.  More recently, there is an approved but unbuilt Wal Mart 
Supercenter with a lawn and garden department and a drive through pharmacy 
south of the freeway at this interchange.  
 
4. Finally, Reno Engineering staff has indicated that RTC is in the design 
phase of street improvements for the Sky Vista and Lemmon Valley intersection, 
as well as some improvements for Buck Drive, which will improve capacity for 
this area. 

 

Given the rapid growth and recent changes in that area, the availability of community 
water and sewer systems the compatibility the majority of surrounding land uses, the 
designation of Lemmon Drive as a minor arterial, both City and County Staff believe that  
the necessary findings can easily be made for approval of this request. 
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Existing Natural Systems 
Land Use Change 
The existing land use designation has a “low” land use compatibility rating with the 
designations to the south and west; those will become “high” ratings. The existing use 
has a “high” land use compatibility rating with the designations to the north and east 
those will become “low” ratings. Overall the level of compatibility with the surrounding 
area will not change. 
Water 
Community water service, provided by Washoe County is available at this time. Water 
rights in accordance with a commercial use will be dedicated prior to development of the 
parcel. 
Wastewater/Sewer 
Community sewer service is also available at this time, also provided by Washoe 
County.  
Streets and Highway System Plan Changes 
There are no changes to the streets and highway system plan necessitated by the 
proposed change. However, as indicated by City Staff, improvements to that intersection 
are planned at this time. 
COMPREHENSIVE PLAN ELEMENTS INFORMATION 
Public Services and Facilities Element 
The proposed change in land use will not require additional infrastructure and is 
anticipated to have negligible effect on water and waste-water service requirements in 
the North Valleys Area Plan.  
Public Schools 
The proposed change in land use has the potential, by reducing the number of potential 
residential dwelling units, to reduce the impact on public school service requirements in 
the North Valleys Area Plan. 

 

CITIZEN ADVISORY BOARD COMMENTS 

 
The proposal was submitted to the North Valleys Citizen Advisory Board and was 
discussed during the July 10, 2006 meeting. The CAB voted to recommend approval of 
the proposal as it seems to fit in with the surrounding commercial properties. Concerns 
were stated regarding potential impacts on access easements and the drainage channel 
on the property. Each of those items will be appropriately maintained when the property 
is developed. A copy of the minutes from that meeting is attached to this report. 
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AGENCY COMMENTS 

 
The proposal was submitted to all interested agencies. The County Traffic Engineer 
commented that the Regional Transportation Commission 2030 Plan calls for bike lanes 
along Lemmon Drive. When the parcel is developed construction of bike lanes will be 
required. The Reno Fire Department commented that two means of ingress and egress 
as well as appropriate fire hydrants will be required. Compliance with these standards 
will also be ensured when the parcel is developed. The District Health Department, 
Vector Control Program provided comments recommending that vegetation be removed 
from the drainage channel at least once every two years. The applicant has indicated to 
staff that, prior to development of the lot; the drainage channel will be replaced by a pipe 
and filled. This will eliminate the concerns of the Vector Control Program. 
 

PROJECT VICINITY MAP 
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APPLICABLE REGULATIONS 

 
Nevada Revised Statutes Chapter 278; Washoe County Code Chapter 110, 2002 
Truckee Meadows Regional Plan 
 
h:\my documents\2006 cases\2006_comp_plan_amend\cp06-015_wc_parks_rec\cp06-015_staff_report.doc 
   
 Attachments: Email from Cheryl Ryan, AICP, Senior Planner, City 

of Reno, dated August 11, 2006 
North Valleys CAB Notes 
Applicant comments from application (3 pages) 

   
xc: Property Owner: Alan and Lilian Mendes, 400 Lemmon Drive, 

Lemmon Valley, NV 89506 
   
 Applicant / Developer: Auto Zone, attn: Frank Ludwig, PO Box 2198 

Memphis, TN 38101 
   
 Professional 

Consultant: 
Gray and Associates, attn: Kerry Cates, 130 Vine 
Street, Reno, NV 89503 

   
 Agencies: North Valleys CAB 
  City of Reno, Department of Community 

Development, Attn: Cheryl Ryan 
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