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Marshall Ranch Character Management Area 

Character Statement  

The Bob Marshall Ranch Property identified in this Warm Springs Plan as part of the “Reno TMSA area” 

is unique in both its setting, being nestled between the Dogskin Mountains to the southwest and the 

Virginia Mountains & Tule Peak to the northeast and the fact that it was intended to become part of an 

island of the City of Reno with high density, urban type development. This property forms the far 

northeastern boundary of the Warm Springs Plan and is accessed via Winnemucca Ranch Road. 

However, in 2017, the owners of the Bob Marshall Ranch property recognized that the highest and best 

use of their ranch is large lots with maximum five-acre densities (one single family home per five acres) 

that preserves the scenic views of the adjoining mountains, wildlife corridors, and rural and agricultural 

character of the area while protecting the water resources and stream zone environments on the 

properties. Larger lots would provide a buffer between rural properties to the north, east, and south 

and the Spring Mountain property located to the west. Thus, the property owners took action to 

withdraw the Bob Marshall Ranch from the City of Reno’s TMSA, which was approved by the Truckee 

Meadows Regional Planning Governing Board on October 26, 2017. 

Whether or not the Bob Marshall Ranch (Marshall Ranch) Property is developed, it is in the best interest 

of the Warm Springs community to add additional development protections to the Marshall Ranch if it is 

developed within the Rural Development Area of the Truckee Meadows Regional Plan within Washoe 

County under the requirements of the Warm Springs Area Plan. Furthermore, the additional protections 

coupled with the ability to achieve maximum five-acre densities or develop specific plans for the 

properties will afford development opportunities in substantial conformance with the Goals and Policies 

of the Warm Springs Area Plan and encourage conservation easements on the property.  

The Reno TMSA area is an oxymoron given the current rural nature of the Marshall Ranch. This area is 

one of the most remote, beautiful, and bucolic areas of Washoe County yet it is only a 45+/- minute 

drive from the system interchange of I-80 and I-580. Mountain peaks in the vicinity of the Marshall 

Ranch exceed 8,000 feet above mean sea level and numerous springs feed the creek that runs parallel to 

Winnemucca Ranch Road. Herds of mule deer and pronghorn antelope are known to frequent the area 

as their habitat includes much of the Virginia Mountains while portions of the southern part of the 

Warm Springs Planning area serve as winter range for mule deer. The area provides important habitat to 

numerous additional wildlife species as noted under the Wildlife and Wildlife Habitats section of the 

Warm Springs Area Plan. 

The majority of land surrounding the Marshall Ranch are public lands, predominantly under the 

ownership of the Bureau of Land Management (BLM). Winnemucca Ranch Road provides convenient 

access to many popular recreation areas including the Moon Rocks Recreation area and the Bedell Flats 

area. Per the Nevada Bureau of Mines and Geology, the Moon Rocks areas is described as follows: “This 

eerily beautiful landscape looks more like a movie set than a naturally occurring landform. 

The rounded, strangely patterned boulders tell a story of geologic processes at work.” Moon Rocks 

serves as a staging area for off-road enthusiast, motorcycle riders, campers, and hikers. Numerous dirt 

roads in the area provide access to these public lands. And Winnemucca Ranch Road is a county 

maintained road from Pyramid to the far northeast corner of the Warm Springs Area Plan ensuring 



nearly year-round access. Required paving of Winnemucca Ranch Road would improve access to public 

lands. 

In the winter and spring of 2017, an incredible amount of rain and snow fell on Washoe County, causing 

major damage to Winnemucca Ranch Road. A large culvert that allows a creek to flow under the road 

between the Marshall and Spring Mountain Ranch to the west was washed out as the flow of the creek 

far exceeded the capacity of the culvert. This resulted in major downstream erosion, washing gravel, silt 

and debris downstream into the Warm Springs Valley. Future development should ensure that adequate 

capacity is made available for drainage features within and impacted by a project to help mitigate future 

flash floods and major storm damage. Letter of Map Revisions (LOMR) will be required with 

development to accurately characterize flood plain areas within the Marshall Ranch where flood zones 

exist.  

Wildfires are another major issue in this area. In 2018, a major fire started near Herlong at US 395 and 

burned through Winnemucca Valley and far up the hillsides of the Dogskin and Virginia Mountains. 

Helicopters used to fight the fires used their pumps to suction water out of a large pond on the north 

side of the Marshall Ranch. If the property had been developed at high densities within the City of Reno, 

it would not have been safe to use this pond and firefighting efforts would have been negatively 

impacted. Future developers should work with the Truckee Meadows Fire Protection District to ensure 

that the 2012 International Wildland Urban Interface Code, including any amendments as adopted by 

the Truckee Meadows Fire Protection District are complied with. 

As the Marshall Ranch remains largely undeveloped, residents of the Warm Spring Planning area, the 

North Valleys area, and numerous Truckee Meadows residents and tourists are discovering the peace, 

tranquility, and dark skies that this area affords. There will be increasing pressure from citizens to 

maintain public access as this area is discovered increasing the need for any future development to 

occur in a manner that respects the character of this area. Future development should be required to 

use all Dark Sky certified and fully shielded lighting. Both street and building lighting should only be used 

for safety purposes and motions sensors should be encouraged to activate the lights during late night 

hours to help preserve and maintain the area’s dark skies.  

Thus, the vision of the county is to continue the direction of the Warm Springs Area Plan to protect 

private property rights and work to preserve the wildlife corridors and habitat, scenic beauty and vistas, 

rural lifestyle, existing agricultural activities, vegetation, and water resources as any future development 

occurs.  

Within the Marshall Ranch Character Management Area industrial development and commercial 

development should not be allowed. Only large lot residential uses should be allowed on the Marshall 

Ranch.  

Within the Marshall Ranch, future development activities should be conducted in a manner to maintain 

open space and scenic views and provide connections to existing and planned public roads and trails 

systems. A recreational trail system should be planned in conjunction with the Washoe County Parks 

Department that will serve a dual purpose of providing access to open space within the development 

and to public lands while minimizing impacts to wildlife. Developers should work with the Nevada 

Division of Wildlife and county staff to develop a wildlife mitigation plan to ensure that adequate wildlife 



corridors are maintained for mule deer and pronghorn antelope. The plan should also consider other 

wildlife species including bighorn sheep, sage grouse, and other upland and migratory bird species.  

A significant amount of property within the Marshall Ranch will fall under Article 424 of the Washoe 

County development code, Hillside Development. Section 110.424.05 of Article 424 states that 

“Properties containing slopes in excess of fifteen (15) percent or greater on 20% or more of the site” are 

subject to the Hillside Development code. Approximately 41% of the Marshall Ranch property that 

consist of three parcels totaling 1088.88 acres exceeds 15% in slope (based on 1-foot contour intervals). 

Furthermore, approximately 153.9 acres of the three parcels exceeds 30% slopes, which is classified as a 

“Development Constrained Area”. Thus, the Marshall Ranch property will fall under the Hillside 

Development code if developed in the county and with the submittal of a tentative map, a site analysis 

prepared by a qualified engineer shall be submitted to address the Hillside Development regulations.   

Grading should work with and complement the natural terrain and contours and minimize impacts to 

the natural topography. Abrupt slopes are discouraged and 2:1 slopes should only be allowed in areas 

where abrupt grade changes are necessary such as roadway crossing or culvert areas. Graded slopes 

should be revegetated with either native plants or other species that are deemed desirable for the area 

that match the height of surrounding species and are fire resistant. These grading requirements will help 

reduce the visual impact of development and reduce the cost to maintain infrastructure.  

Property owners on the Marshall Ranch who farm, ranch, and run cattle may continue to do so and any 

future development should be highly respectful of these private property rights and design their 

development to minimize the impacts of the residential and agricultural interfaces. Good fencing does 

make for good neighbors and high-quality fencing should be used along with cattle guards that only 

restrict access of livestock into developed properties and not public lands. County policies supporting 

and facilitating a rural approach to the maintenance of animals:  including livestock, hobby livestock, 

and pets will contribute to the preservation of the area’s character.  

The threat of periodic natural hazards including floods, avalanche, earthquake and wildland fires is a 

danger in much of the Marshall Ranch and Washoe County works in close collaboration with other 

agencies to reduce these threats through the application of development standards and practices and 

through education programs.  

 

Prolonged droughts that occur on a regular basis and over utilization of permitted water rights within 

the Warm Springs Planning Area has resulted in a drawdown of the main aquifers associated with this 

area.  The sustainable management of the area’s water resources is necessary to maintain the quality of 

these aquifers. Development of the Marshall Ranch should meet or exceed the strict sustainability 

requirements of the Water Budget contained in appendix A of the Warm Springs Areas Plan including 

any updates to the water budget. New development activities should be planned and conducted in such 

a manner as to enhance water recharge, fully utilize treated wastewater, and minimize the amount of 

water required for landscaping and amenities. 

 

Due to the Marshall Ranch’s function as a gateway to and from public lands and recreation areas, its key 

natural assets, and its ability to contribute to the Conservation goals of the plan, the Warm Springs Area 

plan’s unique and valuable character is carefully managed and preserved through the thoughtful and 

deliberate pursuit of the following goals and policies specific to the Marshall Ranch. In addition, all other 

goals and policies contained in previous Sections of the Warm Springs Area Plan shall apply. 



 

 

View from west end of Marshall Ranch – Looking West 

 

View from Marshall Ranch, Pasture Area – Looking South 



 

Downstream damage to creek from Washed out Culvert 

 

Moon Rocks 

  



Policies and Action Programs 

 

Amended Policies 

WS.4.6 The following Regulatory Zones are permitted within the Warm Springs planning area. 

 Public/Semi Public Facilities (PSP) 

 Parks and Recreation (PR) 

 Open Space (OS) 

 Specific Plan (SP) 

 Medium Density Rural (MDR) (Only within the Marshall Ranch Character 

Management Area) 

 General Rural (GR) 

 General Rural Agriculture (GRA) 

New Policies 

WS.7.1 When feasible, given utility access constraints, grading for development purposes after 

the date of final adoption of this plan will:  

a. Minimize disruption to the natural topography of the surrounding area. 

b. Utilize natural looking contours and slopes as specified in Article 424 of the Washoe 

County Development Code. 

c. Complement the natural characteristics of the landscape. 

d. Preserve existing vegetation and ground coverage in areas to be left undisturbed to 

the extent possible to minimize erosion. 

e. Graded slopes shall be stabilized with a dust palliative or vegetation within 60 days 

of completion of grading activities. The developer/applicant shall be required to 

obtain a dust control permit. 

WS.7.2 Site development plans in the Marshall Ranch must submit a plan for the control of 

noxious weeds.  The plan should be developed through consultation with the Washoe 

County District Health Department, the University of Nevada Cooperative Extension, 

and/or the Washoe-Storey Conservation District.  The control plan will be implemented 

on a voluntary compliance basis and shall include both eradication of noxious weeds 

and reseeding with native grasses and plants. 

WS.7.3 Applicants required to present their items to the Citizen Advisory Board (CAB) must 

submit a statement to staff regarding how the final proposal responds to the 

community input received from the CAB.  

WS.7.4 All lighting must be “dark-sky” certified.  The use of streetlights will be minimized and 

lighting shall be used only for safety purposes.  All lighting shall be fully shielded, 



including building lighting, parking lots, and streetlights. Motion sensors shall be used 

on building and parking lot lighting such that lights shall only be on from the hours of 

11:00 pm to dusk when activated by motion sensors. 

WS.7.5 All landscape designs will emphasize the use of native and low water requirement 

vegetation, with non-native and atypical vegetation integrated sparingly into any 

landscaped area. Fire resistant landscaping is desirable, especially in clear zones around 

structures.  

WS.7.6 Development activities should be designed to support the efficient use of infrastructure 

and the conservation of recharge areas, wetland areas, wildlife habitat areas, wildlife 

corridors, and open vistas. The developer shall consult with the Nevada Division of 

Wildlife to develop a wildlife mitigation plan to maintain wildlife corridors for mule 

deer and pronghorn antelope adequate to allow them to move between their natural 

habitat and winter habitat areas. The plan shall also address bighorn sheep, sage 

grouse, and other upland and migratory bird species. Washoe County staff shall 

establish the implementation measures as conditions of tentative approval. 

WS.7.7 A community package wastewater treatment facility (WWTF) is required with 

development to provide sewer service for the project with conceptual plans to be 

submitted with a tentative map application. The selection of the WWTF shall be to the 

approval of county staff. A discharge permit from the Nevada Division of Environmental 

Protection (NDEP) will be required prior to approval of any final map. The WWTF shall 

be offered for dedication to the county at the time of recordation of the first final map. 

The only exception to the requirement for a package WWTF is that up to four (4) single 

family homes, each on an individual 5-acre minimum size lot may use a septic system in 

accordance with county requirements.  

WS.7.8 A community water system shall be required with development to provide water 

service for the project with conceptual plans to be submitted with a tentative map 

application. The community water system shall be approved by the Washoe County 

District Health Department prior to approval of any final map. The community water 

system shall be approved by the Public Utility Commission of the State of Nevada 

(PUCN) and the developer shall obtain necessary certificates of operation from the 

PUCN prior to approval of any final map. The only exception to the requirement for a 

community water system is that up to four (4) single family homes, each on an 

individual 5-acre minimum size lot may use a water well in accordance with county 

requirements. 

WS.7.9 Washoe County is working with regional partners to ensure that the County’s 

Development Code reflects best practices for wildland fire prevention and management 

for development activities in the wildland suburban interface.  Prior to the amendment 

of the Development Code to incorporate the relevant codes and practices, applicants 

for any discretionary approval must show how their project will manage the potential 

threat of wildland fire.  Plans that propose the use of defensible space must include a 

maintenance plan for that space that demonstrates how that area will be maintained 

and managed for the life of the project. 



WS.7.10 A recreational trail system shall be planned in conjunction with the Washoe County 

Parks Department that will serve a dual purpose of providing access to open space 

within the development and to public lands while minimizing impacts to wildlife. The 

recreational trail system shall be approved by county staff prior to approval of any 

tentative map for a project and conditioned by Washoe County staff to be constructed 

in phases with development prior to issuance of any Certificate of Occupancy.  

WS.7.11 Development shall maintain access to all public roads and trails to the satisfaction of 

staff. Drainage features both within a project and impacted by the project shall be 

designed and constructed in accordance with current county requirements to convey 

the 100-year storm and minimize flood impacts to public and private roads and trails. 

All roads within and serving the development shall be constructed or improved to 

Washoe County standards including paving of Winnemucca Ranch Road to its current 

paved terminus at Range Land Road prior to the issuance of any Certificate of 

Occupancy.  

WS7.12 A traffic study shall be submitted with the Tentative Map application with a scope of 

work approved by the county traffic engineer and shall include an analysis of the 

intersection of Winnemucca Ranch Road with the Pyramid Highway. Improvements at a 

minimum shall include a southbound to westbound left turn pocket and any other 

improvements as required by the Nevada Department of Transportation. The traffic 

study should also determine the amount of traffic that is likely to use Range Land Road 

based on existing traffic patterns in the area. If more than 10% of project traffic is 

estimated to use Range Land Road, then a chip seal surface treatment shall be applied 

to Range Land Road from Winnemucca Ranch Road to the Pyramid Highway in 

accordance with Washoe County requirements and best industry practices prior to 

issuance of the first Certificate of Occupancy for the project. 

WS.7.13 The following Regulatory Zones are permitted within the Marshall Ranch Character 

Management Area of the Warm Springs planning area. 

 Public/Semi Public Facilities (PSP) 

 Parks and Recreation (PR) 

 Open Space (OS) 

 Specific Plan (SP) 

 Medium Density Rural (MDR) 

 General Rural (GR) 

 General Rural Agriculture (GRA) 

WS.7.14 During review of tentative maps and other development proposals, Staff will review the 

adequacy of the minimum standards established under this plan; and upon a finding 

that a standard is inadequate to implement these goals, may recommend to the 

Planning Commission other similar standards as necessary to implement the relevant 

goal.  

WS.7.15 The standards established in policies WS.7.1-WS.7.13 will be implemented through 

tentative map conditions, improvements plans, CC&Rs, deed restrictions, or other 



methods deemed as appropriate by the Director of Community Development.  When 

appropriate, Washoe County staff shall establish the implementation measures as 

conditions of tentative map approval.  
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9/16/2018 Thank You

https://nv-washoe-treasurer.manatron.com/DesktopModules/Collection_Checkout/print.html 1/2

Thank you for using ePayment Services to process your payment on-line.

Payment will be considered received on the date/time submitted and will
show payment pending until funds are actually received. Payments will be
posted when funds are received, usually within 2-3 business days after
submission.

By making your payment through this site, you are accepting responsibility
for the accuracy of the information provided. If your chosen payment method
is not honored (example, your account number is not entered correctly), you
may be subject to late penalties and/or returned item charges.

Please keep this confirmation for your records and if you have any questions,
please contact us at 

 
 
Washoe County Treasurer 

 P.O. 30039, Reno, NV 89520-3039
 ph: (775) 328-2510 fax: (775) 328-2500

 Email:tax@washoecounty.us

Email alerts regarding property taxes are now available by signing up at the
link below and selecting: Treasurer - Property Taxes
https://www.washoecounty.us/county_news_update_subscription.php

Washoe County Treasurer - Tammi Davis

 Transaction: 35330042178
 Approval: 3739833298

Paid with: Visa

Approval: 3739833298

Posted: 9/16/2018 9:57:09 AM

Description Amount

Taxes for 07922005 $4.75

Taxes for 07920029 $4.19

Taxes for 07922018 $4.19

Taxes for 07922026 $4.19

Taxes for 07922002 $4.19

Taxes for 07922023 $40.03

Taxes for 07922028 $4.19

Taxes for 07922019 $42.45
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Highlight
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Highlight

Ken
Text Box
PROOF OF PROPERTY TAX PAYMENT



9/16/2018 Thank You

https://nv-washoe-treasurer.manatron.com/DesktopModules/Collection_Checkout/print.html 2/2

Taxes for 07922037 $1,046.09

Taxes for 07601102 $4.19

Taxes for 07601103 $4.19

 

Sub total: $1,162.65

Service fee: $28.48

Transaction total: $1,191.13
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Washoe County Treasurer
Tammi Davis

Washoe County Treasurer
P.O. Box 30039, Reno, NV 89520-3039
ph: (775) 328-2510 fax: (775) 328-2500
Email: tax@washoecounty.us

The Washoe County Treasurer’s Office makes every effort to produce and publish the most current and accurate information possible. No warranties, expressed or implied, are
provided for the data herein, its use, or its interpretation. If you have any questions, please contact us at  (775) 328-2510 or tax@washoecounty.us

This site is best viewed using Google Chrome, Internet Explorer 11, Mozilla Firefox or Safari.

Account Detail

 Washoe County Parcel Information

Parcel ID Status Last Update

07922023 Active 9/15/2018 2:06:27
AM

Current Owner:
WINNEMUCCA HOLDINGS LLC

750 HAMMOND DR BLDG 17 STE 100
ATLANTA, GA 30328

SITUS:
0 UNSPECIFIED
WCTY NV

Taxing District
9000

Geo CD:

Legal Description

Range 20 SubdivisionName _UNSPECIFIED Township 24 Section 28

 Tax Bill (Click on desired tax year for due dates and further details)

Tax Year Net Tax Total Paid Penalty/Fees Interest Balance Due

$38.49 $0.00 $1.54 $0.00 $40.03

$36.94 $36.94 $0.00 $0.00 $0.00

$36.00 $36.00 $0.00 $0.00 $0.00

$35.93 $35.93 $0.00 $0.00 $0.00

$34.82 $34.82 $0.00 $0.00 $0.00

Total $40.03

 Important Payment Information
◾ ALERTS:   If your real property taxes are delinquent, the search results displayed may not

reflect the correct amount owing.  Please contact our office for the current amount due.

◾ Monday, August 20, is the due date for the first installment of 2018/19 property
taxes. Payments will be accepted without penalty through August 30, 2018.

◾ Please be aware that Credit Card payments in excess of $25,000 and eChecks in
excess of $100,000 will not process. Please contact our office for alternative
payment methods.

◾ For your convenience, online payment is available on this site.  E-check payments are
accepted without a fee.  However, a service fee does apply for online credit card
payments.  See Payment Information for details.

 Pay Online

Payments will be
applied to the oldest
charge first.

Select a payment
option:

 Total Due $40.03
 Partial

ADD TO CART

Cart: $0.00

Pay By Check

 Please make checks payable to:
WASHOE COUNTY TREASURER

Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039

Overnight Address:
1001 E. Ninth St., Ste D140
Reno, NV 89512-2845

Back to Account Detail Change of Address Print this Page

2018

2017

2016

2015

2014

Page 1 of 2Account Detail

9/15/2018https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail.aspx?p=079220...
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Washoe County Treasurer
Tammi Davis

Washoe County Treasurer
P.O. Box 30039, Reno, NV 89520-3039
ph: (775) 328-2510 fax: (775) 328-2500
Email: tax@washoecounty.us

The Washoe County Treasurer’s Office makes every effort to produce and publish the most current and accurate information possible. No warranties, expressed or implied, are
provided for the data herein, its use, or its interpretation. If you have any questions, please contact us at  (775) 328-2510 or tax@washoecounty.us

This site is best viewed using Google Chrome, Internet Explorer 11, Mozilla Firefox or Safari.

Account Detail

 Washoe County Parcel Information

Parcel ID Status Last Update

07922026 Active 9/15/2018 2:06:27
AM

Current Owner:
WINNEMUCCA HOLDINGS LLC

750 HAMMOND DR BLDG 17 STE 100
ATLANTA, GA 30328

SITUS:
0 UNSPECIFIED
WCTY NV

Taxing District
9000

Geo CD:

Legal Description

Range 20 SubdivisionName _UNSPECIFIED Township 24 Section 33

 Tax Bill (Click on desired tax year for due dates and further details)

Tax Year Net Tax Total Paid Penalty/Fees Interest Balance Due

$4.03 $0.00 $0.16 $0.00 $4.19

$3.87 $3.87 $0.00 $0.00 $0.00

$3.77 $3.77 $0.00 $0.00 $0.00

$3.76 $3.76 $0.00 $0.00 $0.00

$3.64 $3.64 $0.00 $0.00 $0.00

Total $4.19

 Important Payment Information
◾ ALERTS:   If your real property taxes are delinquent, the search results displayed may not

reflect the correct amount owing.  Please contact our office for the current amount due.

◾ Monday, August 20, is the due date for the first installment of 2018/19 property
taxes. Payments will be accepted without penalty through August 30, 2018.

◾ Please be aware that Credit Card payments in excess of $25,000 and eChecks in
excess of $100,000 will not process. Please contact our office for alternative
payment methods.

◾ For your convenience, online payment is available on this site.  E-check payments are
accepted without a fee.  However, a service fee does apply for online credit card
payments.  See Payment Information for details.

 Pay Online

Payments will be
applied to the oldest
charge first.

Select a payment
option:

 Total Due $4.19
 Partial

ADD TO CART

Cart: $0.00

Pay By Check

 Please make checks payable to:
WASHOE COUNTY TREASURER

Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039

Overnight Address:
1001 E. Ninth St., Ste D140
Reno, NV 89512-2845

Back to Account Detail Change of Address Print this Page

2018

2017

2016

2015

2014

Page 1 of 2Account Detail

9/15/2018https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail.aspx?p=079220...
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Washoe County Treasurer
Tammi Davis

Washoe County Treasurer
P.O. Box 30039, Reno, NV 89520-3039
ph: (775) 328-2510 fax: (775) 328-2500
Email: tax@washoecounty.us

The Washoe County Treasurer’s Office makes every effort to produce and publish the most current and accurate information possible. No warranties, expressed or implied, are
provided for the data herein, its use, or its interpretation. If you have any questions, please contact us at  (775) 328-2510 or tax@washoecounty.us

This site is best viewed using Google Chrome, Internet Explorer 11, Mozilla Firefox or Safari.

Bill Detail

 Washoe County Parcel Information

Parcel ID Status Last Update

07922037 Active 9/15/2018 2:06:27
AM

Current Owner:
WINNEMUCCA HOLDINGS LLC
750 HAMMOND DR BLDG 17 STE 100
ATLANTA, GA 30328

SITUS:
9055 WINNEMUCCA RANCH RD
WASHOE COUNTY NV

Taxing District
9000

Geo CD:

Legal Description

Township 24 Section 29-33 Lot Block Range 20 SubdivisionName _UNSPECIFIED

 Installments

Period Due Date Tax Year Tax Penalty/Fee Interest Total Due

INST 1 8/20/2018 2018 $258.94 $10.36 $0.00 $269.30

INST 2 10/1/2018 2018 $258.93 $0.00 $0.00 $258.93

INST 3 1/7/2019 2018 $258.93 $0.00 $0.00 $258.93

INST 4 3/4/2019 2018 $258.93 $0.00 $0.00 $258.93

Total Due: $1,035.73 $10.36 $0.00 $1,046.09

 Tax Detail

Gross Tax Credit Net Tax

State of Nevada $85.86 ($20.66) $65.20

Washoe County $702.91 ($169.07) $533.84

Washoe County Sc $575.03 ($138.34) $436.69

Total Tax $1,363.80 ($328.07) $1,035.73

 Payment History

No Payment Records Found

 Pay By Check

 Please make checks
payable to:
WASHOE COUNTY
TREASURER

Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039

Overnight Address:
1001 E. Ninth St., Ste
D140
Reno, NV 89512-2845

 Change of Address

All requests for a mailing
address change must be
submitted in writing,
including a signature
(unless using the online
form).

To submit your address
change online click here

Address change requests
may also be faxed to:
(775) 328-2500

Address change requests
may also be mailed to:
Washoe County
Treasurer
P O Box 30039
Reno, NV  89520-3039

Back to Account Detail Change of Address Print this Page

Page 1 of 1Bill Detail

9/15/2018https://nv-washoe-treasurer.manatron.com/Tabs/TaxSearch/AccountDetail/BillDetail.aspx?...

Ken
Polygon



June 5, 2017 

 
Claudia Hanson, Planning Manager 
Community Development Department 
City of Reno 
P.O. Box 1900 
Reno NV 89505 
 
Dear Claudia: 

SUBJECT: REQUEST TO HAVE THE RENO CITY COUNCIL SPONSOR A REGIONAL PLAN 
AMENDMENT TO ROLL BACK THE SPHERE OF INFLUCENCE ON THREE 
PARCELS LOCATED OFF WINNEMUUCA RANCH ROAD (APN #079-220-23, 
26 & 37) 

I am pleased to submit this request on behalf of Bob Marshall the owner and Jeff Herman who is in 
contract to purchase 1,080 acres of land located off Winnemucca Ranch Road in the City of Reno 
Sphere of Influence. The property in question is part of a larger ranch and consist of uplands, pasture, 
creeks, springs, hillside, and is accessed via Winnemucca Ranch Road that runs northwest through the 
heart of the property.  
 

 
 

KRATER CONSULTING GROUP 
A Nevada professional corporation 

Krater Consulting Group Phone (775) 815-9561 
901 Dartmouth Drive Fax (775) 786-2702 
Reno, Nevada  89509 E-mail: Ken@KraterConsultingGroup.Com 



  Page 2  June 5, 2017 

Page 2 of 9 

The Bob Marshall Ranch was originally envisioned as part of a new community roughly 30 miles from 
the I-80/I-580 System Interchange and a 40 to 50-minute drive from downtown Reno. We feel that 
this property is too far from the city to have any realistic chance of providing services necessary for a 
large and dense project and that the highest and best use of the property is a large lot subdivision 
(approximate 5 acre lots) that preserves the more sensitive lands and takes full advantage of the 
topography, access, views, water features, and rural nature of the property. In our view, provision of 
primary and secondary access alone for the originally envisioned 2,500 lots plus commercial would be 
unrealistic given the distance of the property from major freeways. Four new travel lanes would be 
needed to accommodate the amount of traffic that would be generated by such a project. 
 
Thus, we respectfully request that the Reno City Council take action to initiate a Regional Plan 
amendment to roll back the sphere of influence and allow Washoe County to once again be the 
overseeing local government for the property. Assuming approval by the Regional Planning 
Commission and then Regional Governing Board to rollback the Sphere of Influence, we will then 
submit a zone change to Washoe County to develop a rural type project fitting with the surrounding 
mountains, pastureland, meadows, and creeks.  
 
We feel that this request is very logical for the city as not only is it impractical for the city to provide 
services that would be needed for a large development so far from existing city boundaries, it will 
remove 1,080 acres from the city’s sphere of influence helping eliminate the city’s current negative 
status with respect to the total amount of land contained within the city’s Sphere of Influence. 
 
To support this request, following is a summary of the Truckee Meadows Regional Plan and pertinent 
sections, goals, and policies in support of this request: 
 

Truckee Meadows Regional Plan – Pertinent Sections, Goals, and Policies 
 
Approval by the Truckee Meadows Regional Planning Agency of the requested amendment will place 
this property back into a Rural Development Area (RDA) with a Washoe County Master Plan 
Designation of Rural Residential. Per the Regional Plan: 
 

 The Rural Development Area (RDA) 
The RDA is outside the Truckee Meadows Service Areas, and contains dispersed 
development and employment on large parcels of land.  The RDA will only receive 
limited public services and facilities.  Ranches, agriculture, forestry, scattered 
residences and business or commercial services, and certain types of industrial and 
recreational uses not compatible with urban or suburban development, characterize 
the rural area.  It is important to recognize, however, that future Regional Plan updates 
and amendments may extend the Truckee Meadows Service Areas into portions of the 
Rural Development Area. 
 
This is achieved as the property in question is 30 miles from the I-80/I-580 Spaghetti 
Bowl, rural in nature, and has no reasonable access to public utilities and services. 
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 Policy 1.1.5  

The Regional Plan defines properties outside of the Truckee Meadows Service Areas as 

the Rural Development Area (RDA) (see Map 2).  The Rural Development Area 

consists of dispersed residential, employment and other uses that do not require the 

provision of municipal services.  To be in conformance with the Regional Plan, master 

plans of local governments, facilities plans and other similar plans must not plan for the 

provision of municipal services within the RDA. 

 
Master plans, facilities plans and other similar plans may allow for the conveyance of 

reclaimed water outside the TMSA as a method to effectively manage reclaimed water 

from wastewater treatment facilities. 

 
To be in conformance with the Regional Plan, local government master plans must not 

allow additional development within the RDA that requires the provision of municipal 

service, and must not allow new divisions of land that would create a parcel less than 5 

acres in size. 

 

The property in question is far outside of the core TMSA. Although the City of 

Reno once had plans to make this property part of the City of Reno, we 

understand that no current plans exist to provide public services to the property 

as the cost would far exceed any benefits resulting from additional tax revenue. 

The current owner has no desire to fund what would be an extraordinary cost to 

bring public services and utilities to the site. 

 

We do encourage the Regional Planning Agency to modify the Regional Plan to 

allow for smaller lots for Rural Development Areas to allow clustering, 

preservation of open space, and lesser amounts of utility runs and asphalt 

pavement that will decrease storm drain run off and maintenance costs. We 

suggest TMRPA consider lot sizes as small as 2.5 acres but a minimum overall 
density of 5 dwelling units per acre. Smaller lots would make small privately 

maintained package wastewater treatment plants more economical for rural 

developments, helping to avoid long term ground water quality impacts 

associated with septic systems and leach fields. In any case, tentative maps or 

parcel maps must be approved and findings made to ensure smaller lots to don’t 

impact public health or public safety. However, this is not a part of this request, 

just a suggestion based on several decades of planning and engineering 

experience. 

 
 Policy 1.2.16 

The Regional Plan establishes the following policies which apply when lands are added 

to, or removed from, a city’s Spheres of Influence (SOI): 
 
2) When lands are removed from a city’s SOI, the following policies apply: 
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a) the city land use that is in existence at the time of the SOI change, as 

translated to corresponding County land use in Appendix 8, shall provide 

guidance in the County until Policy 1.2.16(2)(b) is satisfied; and, 
 

b) the County shall prepare and submit its master plan amendment for 

conformance review with the land uses determined as described in Policy 

1.2.16(2)(a) within 120 days and upon a finding of conformance take 

jurisdiction for actions covered under NRS 278.010- 630. 

 
Per the Appendices of the Truckee Meadows Regional Plan, TRANSLATION OF LAND USE UPON 
REMOVAL OF A CITY’S SPHERE OF INFLUENCE (SOI) (SEE POLICY 1.2.16): 
 
The current land use designation for the property per the City of Reno Master Plan is “Special 
Planning Area”. Per the appendices, Special Planning Area is allowed in all Washoe County 
Land Uses of the Washoe County Master Plan Land Use tables. In addition, per discussions 
with TMRPA and Washoe County staff, the property will come back into the county with a 
Master Plan Land Use Designation of “Rural Residential”. Rural Residential is the desired land 
use designation for the property so no master plan amendment will be required upon the SOI 
rollback. 
 
In summary, we feel that this request is a great benefit to both the City of Reno and Washoe County 
and expect that the request will be well received by the residents of Warm Springs and all citizens that 
use the Pyramid Highway on a daily basis. Please do not hesitate to contact me with any questions. 
 
Sincerely, 

 
 
Kenneth Krater, P.E. 
 
 
 
Attachments: 
 

 Photos 

 Owner Affidavit 

 Assessor Parcel Map 

 Location Overview 

 TMRPA – Truckee Meadows Service Areas 

 Previously Proposed Development Plan 
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PHOTOS 
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OWNER AFFIDAVIT 
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ASSESSOR PARCEL MAP 
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TMSA or FSA EVALUATION CRITERIA

NEED

SPATIAL/LOCATIONAL CRITERIA

I. Regional Form & Pattern

A.

B.

C.

D.

II. Natural Resource Management

A.

B.

C.

D.

Relationship with existing service area. If the proposal were approved, what would be the

relationship between the new TMSA or FSA area and uses in the existing TMSA or FSA? How

much opportunity for synergy and interaction would exist between the new and existing areas? 

In addition, each application must address all of the criteria listed below. Use the checklist on page 6 to

ensure applications are complete. Please use the headings and format listed below to organize the

submission.

Connected open space. If the proposal were adopted, would it break up large, connected areas

of open space that may be important for continuity of wildlife habitat?

Clear, logical boundary. If the proposal were approved, would the resulting TMSA or FSA

boundary give local governments and service providers a clear, logical boundary to administer?

Streams and drainages. What is the relationship between the area included in the proposal and

major streams and drainages? What is the condition of streams and drainages in and around

the area?  

Transportation corridors. To what extent would the adoption of the proposal create an

opportunity to extend an existing TOD corridor?

Is Reno, Sparks, or Washoe County willing to accept the proposal as part of its designated portion of

the TMSA or FSA? If the proposal were adopted, how much more could that local government expand

its portion of the TMSA or FSA?

Consistency with goals, policies, and principles. To what extent would the proposal be

consistent with the goals, policies, and principles on regional form set forth in the Regional Plan?

What is the distance from the nearest TOD corridors and regional centers or emerging

employment centers (EECs) and the two downtown centers? To what extent would residents

and businesses in the proposed area be able to take advantage of services and uses in existing

and planned corridors and centers?  

Each application must consider and describe how relevant policies in the adopted Regional Plan will be

addressed.  All applications must address policy 1.1.7.

Development constraints. How much of the area included in the proposal consists of slopes

over 30 percent, significant water bodies, flood ways, flood zones, critical habitat, special

management areas, and other development constraints? How is the balance of the area

configured?

Urban/rural interface. Given the size of the proposed area, would it add a disproportionate

amount of urban/rural interface area?

TMSA/FSA Boundary Adjustment Application

September 26, 2014 Page 7

Ken
Typewritten text
The property in question is 30 miles away from the I-80/I-580 system interchange and far away from  

Ken
Typewritten text
all City of Reno services. Minimal services will be needed with the propsosed rural type development.

Ken
Typewritten text
Development of roughly 5-acre lots will be entrirely consistent 

Ken
Typewritten text
with all regional plan goals, policies, and principles. 

Ken
Typewritten text
Not applicable and it would make zero sense to extend a TOD corridor to this property.

Ken
Typewritten text
Rolling back Reno's Sphere of Influence will result in a logical boundary as this property will then be

Ken
Typewritten text
developed in the county as a rural type development requiring minimal services, indicative of the county.

Ken
Typewritten text
Only a small portion of the property is identified as development constrained. But a more

Ken
Typewritten text
rural type development will be far more consistent with the availability of services.

Ken
Typewritten text
A major drainageay crosses Winnemucca Ranch Road at the west end of the property. The

Ken
Typewritten text
road crossing was wiped out in this years major January storm; highlighting the lack of infrastructure.

Ken
Typewritten text
Wildlife habitat would be neagtively impacted if the project were developed to urban densities.

Ken
Typewritten text
This will be a moot point if the request is approved.

Ken
Typewritten text
Yes, Washoe County is willing to accept the property and supports

Ken
Typewritten text
the request to rollback the sphere of influence and have the TMSA fall within the county.



III. Infrastructure & Services

A.

B.

C.

D.

E.

OTHER CRITERIA

IV.

V.

VI.

Cumulative effects. Considering other known proposals to include adjacent property or other property

in the same vicinity in the TMSA or FSA, what would be the additive effects of those proposals on

regional form, natural resource management, and public services and infrastructure?

Requests to not remove property from the TMSA or FSA. Did the affected property have a land use

designation at the time of the 2002 update (May 9, 2002) that would have allowed division of the

property into parcels smaller than five acres? Did the affected property have a land use designation on

May 9, 2002, that would not have allowed division into parcels smaller than five acres?

Relevant policies in the adopted Regional Plan. Please address at a minimum policy 1.1.7., including

all subsections. Are there any other policies in the Regional Plan that apply to this request? Please

describe.

Service and infrastructure plans. To what extent are necessary services and infrastructure

included in existing, approved master plans, facilities plans, similar plans, and/or capital

improvement programs (CIPs)? How feasible would it be to provide all necessary services and

infrastructure?  Who would provide them, when, and how? 

Priorities. What would be the effect on existing CIPs and facilities plans of providing services

and infrastructure to the proposed area? How would the provision of services and infrastructure

affect already-established priorities, particularly with respect to infill opportunities elsewhere in

the region?

Leveraging existing services and facilities. To what extent is the area included in the proposal

adjacent to or contiguous with existing urban/suburban areas that could provide services and

facilities, and provide logical starting points for extension of services and infrastructure? To

what extent could existing services and facilities provide service to the proposed area?

Cost of service. In terms of per-unit and/or per-capita costs, would the capital and operating

costs of providing services and infrastructure be higher, lower, or about the same as they are

within the existing TMSA or FSA, considering both monetary and non-monetary costs? How

would monetary costs (capital and operating) be defrayed?

Additional infrastructure. How would the proposal affect plans and opportunities for creating

parks, bikeways, greenbelts, flood ways, drainage ways, recreational trails, and multi-purpose

corridors?

TMSA/FSA Boundary Adjustment Application
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Typewritten text
There are no significant services in this area or anywhere near this area.

Ken
Typewritten text
See above.

Ken
Typewritten text
See above.

Ken
Typewritten text
A rural type development would allow existing floodways and drainageways to continue in their

Ken
Typewritten text
natural state and opportunity would exist to create receational trails to enjoy the natural beauty of the area.

Ken
Typewritten text
Costs will be minimal with a rural type development.

Ken
Typewritten text
Although a significant 

Ken
Typewritten text
property will remain to the west in the city's sphere of influence, cumulative affects will be positive.

Ken
Typewritten text
The Reno Master Plan land use for the property is Special Planning Area that allows all types of uses.

Ken
Typewritten text
See attached.



1.

2.

3.

4.

5.

a.

b. Will future development be fiscally positive? 

c.

Will the requested amendment create future "service islands" for public safety services

such as sheriff and fire?

For example, will the costs of future development be borne through special assessments

or developer-funded improvements? 

Does the proposal provide a benefit for Washoe County? 

Does the request provide for a logical extension of utility services (water, sewer)?

The supplemental application requested by the Washoe County is for use in local government analysis

only; the Regional Planning Agency will not evaluate proposals for amending the TMSA or FSA

against the criteria and analysis required by the local government. For questions regarding this

supplemental questionnaire, please contact the Washoe County Community Development Department

at (775) 328-3600.

Washoe County Supplemental Questionnaire

Please attach a proposal addressing the following questions in addition to those criteria listed on

page 7 of this application.

*For more information on fees, refer to the Fact Sheet entitled Fees for Private Property Owner

Applications (PPOs) to Request an Amendment to the Boundaries of the Truckee Meadows Service

Areas (TMSA) or Future Service Areas (FSA)  and page 12.  

Are there unique values or characteristics to the area or future anticipated development

that will benefit Washoe County?

Is the requested TMSA or FSA amendment consistent with the applicable Area Plan, or

will an amendment be needed for anticipated future development?

Property Owner Application to Request Amendment to the 

Boundaries of the Truckee Meadows Service Areas (TMSA) or 

Future Service Areas (FSA) 

Is the requested TMSA or FSA amendment a logical extension of unincorporated

development?

TMSA/FSA Boundary Adjustment Application
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Yes
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No

Ken
Typewritten text
N/A

Ken
Typewritten text
Yes, by eliminating urban development 

Ken
Typewritten text
in a rural area.

Ken
Typewritten text
N/A

Ken
Typewritten text
Yes, as minimal infrastructure will be required.

Ken
Typewritten text
The proposed request will protect the rural nature of the area and quality of life that folks

Ken
Typewritten text
in this area now enjoy.



PART 5:  FEES AND PROCESS 

FEES

PROCESS

There is a minimum fee of $4,070.00.  Checks must be made payable to the TMRPA.

NRS 278.0265 authorizes the Regional Planning Governing Board (RPGB) to "establish and collect

reasonable fees for the provision of any service that is authorized pursuant to the provisions" of statute

that describe regional planning in Washoe County. On July 19, 2007, the RPGB approved fees

regarding private property owner requests to amend the TMSA/FSA

On July 19, 2007 the Regional Planning Governing Board approved a set of regulations to govern the

process for requests to amend the TMSA/FSA. The evaluation process and schedule is outlined in

the Regional Planning Governing Board Regulations on Procedure, Section ll.B . A copy of the 

Regional Planning Governing Board Regulations on Procedure can be obtained by contacting the

Truckee Meadows Regional Planning Agency at 775-321-8385, located at 1105 Terminal Way, Suite

316, Reno, Nevada 89502.  The document is also located on the TMRPA website: www.tmrpa.org.          

If the resulting governing body is either the City of Reno or Sparks, an additional fee of $3,750.00 is

required. Checks for this fee must be made payable to the applicable city. Currently, Washoe County

does not have a fee associated with this process. In the future, Washoe County may elect to adopt

fees associated with this process. Contact the Washoe County Community Development Department

at 775-328-3600 for more information.

In addition, actual costs will be tracked during the review process. More complex applications may

create additional TMRPA costs. Therefore additional fees in excess of the fees outlined above may

be levied at the end of the process. The property owners listed in this application will be responsible

for all fees. More information on fees are provided in the Fact Sheet entitled Fees for Private Property

Owner Applications (PPOs) to Request an Amendment to the Boundaries of the Truckee Meadows

Service Areas (TMSA) or Future Service Areas (FSA) .

Any fee associated with this process may change without notice. Please confirm fees prior to

submitting any application.  No applications will be accepted without the collection of these fees.

TMSA/FSA Boundary Adjustment Application

September 26, 2014 Page 12
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NDOT Traffic Count Data
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