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SUBJECT: Reno-Stead Corridor Joint Plan - Master Plan Amendment (Sky 
Vista) – Hearing, discussion and possible action on a request filed by 
Chuck Bluth for an amendment by the Washoe County Board of 
Commissioners and the Reno City Council to the Reno-Stead Corridor 
Joint Plan (RSCJP) by removing the subject property (APN 086-380-15) 
from the RSCJP.  The subject property consists of a ±55.5 acre site that is 
located along the south side of Sky Vista Parkway, ±900 feet west of its 
intersection with Trading Post Road.  Amending a joint plan requires a 
joint hearing before the Reno City Council and the Washoe County Board 
of County Commissioners pursuant to NRS 278.02786.  The subject 
property currently has a master plan designation of High Density 
Suburban/Low Density Residential (3-7 dwelling units per acre) under the 
RSCJP, and the applicant is requesting further action, if the subject 
property is removed from the RSCJP, of the City of Reno to re-designate 
the property as Mixed Residential (3-21 dwelling units per acre) under the 
City of Reno’s master plan; and if approved authorize the Chair to sign the 
resolution to adopt the amendment to the Reno-Stead Corridor Joint Plan 
Master Plan Map, after a determination of conformance with the Truckee 
Meadows Regional Plan by the Truckee Meadows Regional Planning 
Commission.  (Commission District 5.) 

 
SUMMARY 
Master Plan Amendment case Reno-Stead Corridor Joint Plan (Sky Vista) is a  request 
filed by Chuck Bluth for a resolution by the Washoe County Board of Commissioners 
and the Reno City Council to recommend approval of an amendment to the Reno-Stead 
Corridor Joint Plan (RSCJP) by removing the subject property (APN 086-380-15) from 
the RSCJP.  The subject property consists of a ±55.5 acre site that is located along the 
south side of Sky Vista Parkway, ±900 feet west of its intersection with Trading Post 
Road.  Amending a joint plan requires a joint hearing before the Reno City Council and 
the Washoe County Board of County Commissioners (Board) pursuant to NRS 
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278.02786.  The subject property currently has a master plan designation of High Density 
Suburban/Low Density Residential (3-7 dwelling units per acre) under the RSCJP, and 
the applicant is requesting further action, if the subject property is removed from the 
RSCJP, of the City of Reno to re-designate the property as Mixed Residential (3-21 
dwelling units per acre) under the City of Reno’s master plan. 
 
PREVIOUS ACTION 
May 18, 2016, Joint County and Reno Planning Commission (PC). The two Planning 
Commissions held a public hearing on the evening of May 18, 2016 to consider the 
amendment to the Reno-Stead Corridor Joint Plan.  Following staff presentations and 
public comments each Planning Commission took separate votes and both approved their 
own resolution to recommend approval to the County Commission and the City Council.  
 
Citizens Advisory Board:  This project was reviewed by the North Valleys Citizens 
Advisory Board (CAB) on December 14, 2015 and February 8, 2016.  
 
This project was also presented to the Reno Ward Four Neighborhood Advisory Board 
(NAB) on November 19, 2015. A copy of the NAB and CAB meeting comments and 
minutes is attached to this report (Attachments A, B and C). 
 
Neighborhood Meeting: The applicant noticed and held a neighborhood meeting in 
accordance with NRS 278.210 at the Stead Elementary School on November 19, 2015, to 
explain the Master Plan amendment to area neighbors (Attachment D).  Six people were 
in attendance including the applicant, applicant’s representative and three neighbors.  
Those in attendance expressed concerns with access and traffic generation.  They were 
assured that these items would be more specifically evaluated during Reno’s special use 
permit process. The applicant also noticed and held a neighborhood meeting on October 
6, 2015 (Attachment E). 
 
BACKGROUND 
The purpose the Reno-Stead Corridor Joint Plan (RSCJP) is to identify a framework for 
future growth and development in this area for residents, property owners, Washoe 
County and the City of Reno.  The initial release of the RSCJP was based on the 1996 
Truckee Meadows Regional Plan.  In 2010, the RSCJP was significantly updated but 
maintained the main purpose and goals of the plan.  The 2010 update accounted for the 
many updates to the overall City of Reno Master Plan and the Washoe County Master 
Plan because much of the information in the plan had become out of date or duplicative.  
 
The 2010 version of the plan was a response to the request by the Citizen Advisory Board 
and the Neighborhood Advisory Board to improve communications related to 
development within the subject area.  The RSCJP area includes 4,309 acres.  The joint 
plan area is generally described as bounded to the west by Red Rock Road, to the north 
by properties around Tholl Drive, to the east by the community of Golden Valley, and to 
the south by the neighborhoods of Horizon Hills and Anderson Acres (Refer to the 
Vicinity Map).  
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The joint plan respects the environmental constraints as well as existing and adjoining 
planned land uses.  The joint planning process incorporated citizen input gathered at 
numerous workshops and public meetings.  Citizens, landowners and the City of Reno 
and Washoe County Planning Commissions helped shape the land use plan and policies 
that address important land use relationships.  The policies contained in the joint plan are 
designed to preserve desired community characteristics as the area matures during the 20-
year plan period. 
 
Since the original adoption of the plan, the City of Reno has processed all discretionary 
development and ministerial approvals within the sphere of influence. Washoe County 
administers all discretionary development and ministerial approvals for lands outside of 
the City’s sphere of influence.  Parcels within the City’s sphere of influence are lands the 
City plans to annex within the 20-year plan period in accordance with an annexation plan 
per NRS 268.625.  Approval of this amendment will reduce the RSCJP area by ±55.55 
acres and remove this property from the requirements of the Plan.  A discussion of the 
effects of this amendment on the RSCJP policies is provided below in the Reno-Stead 
Corridor Joint Plan section of this report. 
 
According to the applications, the Master Plan and zoning map amendments have been 
requested to accommodate a future multifamily development on the site.  The project site 
is currently vacant and is impacted with multiple drainage ways flowing through the site 
from south to north.  However, only the channel located along the west side of the site is 
considered by Reno Code to be a major drainage way because it drains more than 100 
acres.  Impacts to the major drainage way would be addressed by Reno as applicable, 
during review of any Special Use Permit (SUP) and/or tentative map to construct a 
multifamily or any other project on the site.  
 
ANALYSIS 
Washoe County Planning and Development Division staff submitted comments and 
concerns related to this Master Plan amendment (Attachment F).  Staff’s comments 
included several issues they believed should be addressed as development occurs 
including: continuation of cooperative agreements between the City and County for 
police and fire protection to ensure future residents and businesses in the area receive the 
most cost effective police and fire services; utilizing proper detention and runoff release 
methods to protect downstream properties from storm water run-off; provision of 
appropriate storm water filtration to keep pollutants from impervious surface storm water 
runoff from entering the Swan Lake Playa and wetlands; and ensuring that the access 
design to/from the site is as safe as possible. In addition to the above general comments, 
County staff cited four design criteria in the RSCJP that should be addressed during 
Reno’s review and development of the site. These included: drainage way protection 
policies; buffering which includes edge matching and building height which both apply 
only if adjacent properties are developed prior to development of this site; and 
multifamily development which should be clustered as neighborhood units and provide 
building articulation.  Reno staff responded that County comments related to drainage, 
access design and the Joint Plan criteria are addressed in City code and would be 
reviewed as part of any site plan review, special use permit and or tentative map to ensure 
they are properly addressed and mitigated as appropriate.  
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Included with the County staff comments (Attachment G), were comments from Truckee 
Meadows Fire Protection District (TMFPD), which indicate TMFPD is the closest fire 
responder to the site and would abide by state law provisions to be the first responder to a 
fire event on this property. 
 
Reno-Stead Corridor Joint Plan (RSCJP): There are several policies in the RSCJP that 
would be applicable to development of this property should it remain in the RSCJP. The 
applicable policies are listed below with comments from Reno staff as to how they would 
be addressed under the jurisdiction the City of Reno should the site be removed from the 
RSCJP. 
 
Conservation Policies: 

C.2 Protect and preserve water resources including drainage ways, floodplains, stream 
environments and wetlands in accordance with the applicable City or County 
stream zone protection and conservation ordinances based on zoning jurisdiction. 

 
Reno Staff Comment: Review of any project on the site which disturbs the major 
drainage way, would require review of a special use permit in compliance with 
the City’s Drainage way Protection Standards (DPS). This would be required 
whether the site remains in the RSCJP or under the City’s MR Master Plan 
designation proposed in this application.  

 
C.2.1 The use of major drainage ways as undeveloped buffers between areas of 

development is encouraged.  Undeveloped drainage ways should also be used for 
pedestrian, equestrian or bicycle access into the Peavine Mountain area and other 
open space areas where appropriate.  Access routes along major drainage ways 
should include sufficient width for a trail easement.  Motorized vehicle access 
should be restricted where appropriate. 

 
Reno Staff Comment: The issues contained in this policy would be addressed as 
applicable with review of the Major Drainage way SUP and as required in City 
code.  

 
C.2.2 Development proposals that incorporate wetlands or other stream environments 

shall comply with the requirements of the City’s Major Drainage ways Plan and 
Wetland and Stream Environment Policy, or Article 438, Significant Hydrologic 
Resources, of the County’s Development Code, as applicable in each jurisdiction. 
 
Reno Staff comment: The issues contained in this policy would be addressed, as 
applicable, with review of the Major Drainage way SUP and the Wetland and 
Stream Environment Policy as required in the City code. There are no identified 
wetlands or stream environments on the site. 

 
C.3.3 The color of building materials including that of structures, retaining and masonry 

walls shall be consistent with that of the natural terrain.  Reflective material 
should not be used. 
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Reno Staff Comment: The issues contained in this policy would be addressed, as 
applicable, with review of the special use permit. City code and Master Plan 
Policies also address these issues, which would be required whether the site 
remains in the RSCJP or under the proposed City MR Master Plan designation. 

 
C.3.4 Signage, exposed utility poles and billboards that contribute to visual clutter shall 

be evaluated during development review. Utilities shall be placed underground. 
Existing billboards shall be removed in conjunction with new development along 
the U.S. 395 corridor. 

 
Reno Staff Comment: City code requires all new or relocated overhead utilities to 
be placed underground. Signs would be reviewed for compliance with code with 
the applicable discretionary review or building permit. There are no off premises 
signs (Billboards) on the site and they are prohibited in the existing SF6 and 
proposed MF14 zoning.  

 
Land Use Policies: 

LU.1 Provide clearly defined, effective and efficient procedures for development 
review in the Sphere of Influence by the City of Reno and Washoe County. 

 
LU.1.3 The City land use and development standards will apply within the Sphere of 

Influence as authorized by NRS 278.02788. 
 

Reno Staff Comment: Removal of this property from the RSCJP will maintain the 
applicability of City land use and development standards for this property. The 
remaining policies in this sub section related to ensuring compatibility and 
providing appropriate transitions between existing and new development are not 
applicable as all surrounding properties are vacant. 

 
LU.6.1 To avoid monotonous linear development, multi-family development should be 

designed in small clusters as neighborhood units. Vertical and horizontal offsets 
should be required to visually reduce building mass and create individual spaces 
(courtyards, seating arrangements, etc.) for multifamily projects.  

 
Reno Staff Comment: These design elements are addressed in City Master Plan 
policies and code and would be further reviewed for compliance during the 
project SUP and building permit process. 

 
LU.6.2 New development requiring discretionary approval shall be noticed to 

neighboring property owners within 750 feet, with a minimum of 30 property 
owners. Development proposals shall be presented to both the City of Reno Ward 
Four North Valleys Neighborhood Advisory Board (NAB) and the Washoe 
County North Valleys Citizen Advisory Board (CAB). 

 
Reno Staff Comment: City code requires the same minimum notice as this policy. 
Current City procedures require development projects to be presented to the Ward 
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Four NAB and to be presented to the County North Valleys CAB when projects 
abut Washoe County jurisdiction.  

 
Parks and Open Space: 
PSF.2 Encourage that new development in the joint plan area preserve the existing 

view shed toward Peavine Mountain. 
 
PSF.2.1 New residential, commercial and industrial development applications should 

include a view shed analysis depicting the implication of building height and 
mass on existing development as it relates to the views toward Peavine 
Mountain. The view shed analysis shall enable residents to visualize and 
determine if their views of Peavine Mountain will be negatively impacted by 
proposed development. 

 
Reno Staff Comment: Although this policy would no longer apply to this 
property, the two story, low density nature of what could be developed on the 
site whether single family, multifamily or commercial would have a minimal 
impact on the view shed of Peavine Mountain.  

 
FISCAL IMPACT 
No fiscal impact. 
 
RECOMMENDATION 
It is recommended that the Board hold the joint public hearing with the Reno City 
Council, authorize the Chair to sign the resolution to adopt the amendment to the Reno-
Stead Corridor Joint Plan - Master Plan Map, after a determination of conformance with 
the Truckee Meadows Regional Plan by the Truckee Meadows Regional Planning 
Commission by removing the subject property (APN 086-380-15) from the RSCJP.  The 
subject property consists of a ±55.5 acre site that is located along the south side of Sky 
Vista Parkway, ±900 feet west of its intersection with Trading Post Road.  Amending a 
joint plan requires a joint hearing before the Reno City Council and the Washoe County 
Board of County Commissioners pursuant to NRS 278.02786.  The subject property 
currently has a master plan designation of High Density Suburban/Low Density 
Residential (3-7 dwelling units per acre) under the RSCJP, and the applicant is requesting 
further action, if the subject property is removed from the RSCJP, of the City of Reno to 
re-designate the property as Mixed Residential (3-21 dwelling units per acre) under the 
City of Reno’s master plan. 
 
POSSIBLE MOTION 
“Having made the appropriate findings as identified in (Attachment H), I move that the 
Board approve the amendment to the Reno-Stead Corridor Joint Plan - Master Plan Map, 
after a determination of conformance with the Truckee Meadows Regional Plan by the 
Truckee Meadows Regional Planning Commission by removing the subject property 
(APN 086-380-15) from the RSCJP.  The subject property consists of a ±55.5 acre site 
that is located along the south side of Sky Vista Parkway, ±900 feet west of its 
intersection with Trading Post Road.  Amending a joint plan requires a joint hearing 
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before the Reno City Council and the Washoe County Board of County Commissioners 
pursuant to NRS 278.02786.  The subject property currently has a master plan 
designation of High Density Suburban/Low Density Residential (3-7 dwelling units per 
acre) under the RSCJP, and the applicant is requesting further action, if the subject 
property is removed from the RSCJP, of the City of Reno to re-designate the property as 
Mixed Residential (3-21 dwelling units per acre) under the City of Reno’s master plan.” 

 
Attachments:  
 
 Attachment A – Reno Neighborhood Advisory Board Comment Sheet  
 Attachment B – North Valleys Citizen Advisory Board Minutes (12/14/2015) 
 Attachment C – North Valleys Citizen Advisory Board Minutes (2/08/2016) 
 Attachment D – Sky Vista Neighborhood Meeting Minutes (11/17/2015) 
 Attachment E – Sky Vista Neighborhood Meeting Minutes (10/06/2015) 
 Attachment F – Washoe County Staff Comments to Reno 
 Attachment G –Truckee Meadows Fire Protection District Memorandum 
 Attachment H – BCC Master Plan Amendment Required Findings 
  



 

WASHOE COUNTY COMMISSION 1001 E. 9th Street 
P.O. Box 11130 

Reno, Nevada 89520 
(775) 328-2005 

 
RESOLUTION 

ADOPTING THE AMENDMENT TO THE RENO-STEAD CORRIDOR JOINT PLAN (Sky Vista), 
A PART OF THE WASHOE COUNTY MASTER PLAN 

 
 

WHEREAS, the Reno-Stead Corridor Joint Plan Amendment Case (Sky Vista) 
Master Plan Amendment was recommended for approval when it came before the 
Washoe County Planning Commission in a joint meeting with the City of Reno 
Planning Commission for a duly noticed public hearing on May 18, 2016; and, 
 
WHEREAS, the Sky Vista Master Plan Amendment request was filed by Mr. Chuck 
Bluth with the City of Reno and requires an amendment to the Reno-Stead Corridor 
Joint Plan to remove a +55.5 acre property (APN 086-380-15), located along the 
south side of Sky Vista Parkway, ±900 feet west of its intersection with Trading Post 
Road, from the Joint Plan; and, 
 
WHEREAS, the property which is the subject of the Sky Vista Master Plan 
Amendment request currently has a master plan designation of High Density 
Suburban/Low Density Residential (3-7 dwelling units per acre) within the Reno-
Stead Corridor Joint Plan, and  Mr. Bluth is requesting further action by the City of 
Reno, if the subject property is removed from the Reno-Stead Corridor Joint Plan, to 
re-designate the property as Mixed Residential (3-21 dwelling units per acre) under 
the City of Reno’s Master Plan, but that such further action can only be taken 
provided the Washoe County Commission and the Reno City Council vote to remove 
the subject property from the Reno-Stead Corridor Joint Plan; and, 
 
WHEREAS, amending the Reno-Stead Corridor Joint Plan requires a joint hearing 
before the Washoe County Commission and the Reno City Council pursuant to NRS 
278.02786, which hearing was duly noticed in accordance with law including NRS 
chapter 278; and, 
 
WHEREAS, the Washoe County Commission and the Reno City Council heard input 
from both staff and the public regarding the proposed Joint Plan Amendment; and,  
 
WHEREAS, the Washoe County Commission and the Reno City Council gave 
reasoned consideration to the information received regarding the proposed Joint Plan 
Amendment; and, 
 
WHEREAS, this resolution was passed by the affirmative vote of a majority of the 
total membership of the Washoe County Commission and the Reno City Council; 
and, 
 



Master Plan Amendment 
Reno-Stead Corridor Joint Plan (Sky Vista) 

 
WHEREAS, all required findings applicable to master plan amendments, including 
those in NRS chapter 278 and the Washoe County Development Code, were made 
at the conclusion of the hearing; now therefore, it is hereby 
 
RESOLVED, BY THE BOARD OF COUNTY COMMISSIONERS OF WASHOE 
COUNTY, NEVADA that the Board does hereby adopt and endorse the amended 
Reno-Stead Corridor Joint Plan (Sky Vista) a part of the Washoe County Master 
Plan, to serve as a guide for the orderly growth and development of Washoe County, 
Nevada.  
 

  

 ADOPTED this 16th day of August, 2016. 

 

 WASHOE COUNTY COMMISSION 
 
 
 
 
  
 ___________________________________ 
 
 Kitty K. Jung, Chair 
 
 
ATTEST: 
 
 
 
 
 
______________________________________ 
 
Nancy Parent, County Clerk 
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