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DATE: Monday, April 23, 2018 
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FROM: Eva M. Krause, AICP, Planner, Planning and Building Division 
328-3628, ekrause@washoecounty.us 

THROUGH: Mojra Hauenstein, Arch., Planner, Division Director, Planning & 
Building, Community Services Dept., 328-3619, 
mhauenstein@washoecounty.us 

SUBJECT: Public Hearing:  Regulatory Zone Amendment Case Number WRZA18-
0003 (Coches/Tower) – adoption of  an amendment to the Tahoe 
Regulatory Zone Map, changing the regulatory zone for a ±1.58-acre 
parcel (APN: 130-312-25) and a ±1.9-acre parcel (APN: 130-312-30) 
from Medium Density Suburban (MDS - 3 units per acre) to Low 
Density Suburban (LDS – 1 unit per acre); possible affirmation of the 
findings of fact of the Washoe County Planning Commission as outlined 
in the staff report for this item; and possible direction to the Director of 
the Planning and Building Division to sign and certify the amended 
Tahoe Regulatory Zone Map; and possible authorization to the Chair to 
sign a Resolution included as Attachment A to the staff report for this 
item adopting the amendment to the Tahoe Regulatory Zone Map. 

The subject parcels are located at 1131 Lakeshore Boulevard (APN: 130-
312-25; Coches LLC) and 1135 Lakeshore Boulevard (APN: 130-312-
30; Towers LLC), Incline Village, Nevada. The properties are situated 
within the Tahoe Area Plan and Incline Village/Crystal Bay Citizen 
Advisory Board boundaries and within Section 23, T16N, R18E, MDM, 
Washoe County, NV. (Commission District 1.) 

 

SUMMARY 
This is a request to change the regulatory zone on two parcels of ±1.58-acres and ±1.9-
acres from Medium Density Suburban (MDS - 3 units per acre) to Low Density Suburban 
(LDS - 1unit per acre). 
 
Washoe County Strategic Objective supported by this item:  Safe, Secure and Healthy 
Communities.  

http://www.washoecounty.us/
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PREVIOUS ACTION 
On April 3, 2018, the Washoe County Planning Commission heard the Regulatory Zone 
Amendment request and recommended adoption. The Planning Commission 
recommended adoption by a vote of seven in favor, none opposed, and none absent. 

On March 5, 2018, the proposed Regulatory Zone Amendment application was presented 
and discussed at the Incline Village/Crystal Bay Citizen Advisory Board (CAB); there 
were several questions about accessory dwellings and spot zoning.  The CAB voted to 
recommend approval; five in favor and one opposed. 

BACKGROUND 
The applicant is seeking to amend the Tahoe Regulatory Zone Map in order to facilitate 
construction of a detached accessory dwelling with up to 1,500 sq. ft. of living area on 
both of the subject parcels. The current regulatory zone of Medium Density Suburban 
(MDS) limits the size of a detached accessory dwelling to no more than 800 square feet.  
However, the Low Density Suburban (LDS) regulatory zone allows a detached accessory 
dwelling to have up to 1,500 square feet of living area.  Therefore, the applicant is 
seeking to amend the regulatory zones on both parcels to LDS.  The subject properties are 
both over an acre in area, which is consistent with the minimum lot size required for the 
LDS regulatory zone.  

FISCAL IMPACT 
No fiscal impact  

 
RECOMMENDATION 
It is recommended that the Board of County Commissioners affirm the approval of the 
Planning Commission, adopt Regulatory Zone Amendment Case Number WRZA18-
0003 (Coches/Tower) amending the Regulatory Zone on a ±1.58 and a ±1.9-acre parcel 
from Medium Density Suburban (MDS - 3 units per acre) to Low Density Suburban 
(LDS - 1 units per acre), affirm the following findings of fact of the Washoe County 
Planning Commission as outlined below; and, direct the Director of the Planning and 
Building Division to sign and certify the amended Tahoe Regulatory Zone Map. It is 
further recommended that the Board authorize the Chair to sign the Resolution 
(Attachment A) adopting the amendment to the Tahoe Regulatory Zone Map (Regulatory 
Zone Amendment Case Number WRZA18-0003). 

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, 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 
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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 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.  

POSSIBLE MOTION 
Should the Board agree with staff’s recommendation, a possible motion would be: 

“Move to adopt an amendment to the Tahoe Regulatory Zone Map, changing the 
regulatory zone for a ±1.58-acre and a ±1.9-acre parcel from Medium Density Suburban 
(MDS - 3 units per acre) to Low Density Suburban (LDS - 1units per acre); to affirm the 
findings of fact of the Washoe County Planning Commission as outlined in the staff 
report for this item; to direct the Director of the Planning and Building Division to sign 
and certify the amended Tahoe Regulatory Zone Map; and, to authorize the Chair to sign 
the Resolution included as Attachment A to the staff report for this item adopting the 
amendment to the Tahoe Regulatory Zone Map.” 

 
Attachments:  

A. Regulatory Zone Amendment Resolution 
B. Planning Commission Staff Report for WRZA18-0003 
C. Planning Commission Signed Resolution 
D. Planning Commission Draft Minutes for April 3, 2018 meeting 

xc:   

Applicant/Owner: Coches, LLC and Tower, LLC, Duane E. Andrews, Managing 
Member, 11350 Lakeshore Boulevard, Incline Village, NV 89451  

Consultant: Kevin Agan, Agan Consulting Corporation, 
office@aganconsulting.com 

  

 



 ATTACHMENT A                               R18-032 

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

Reno, Nevada 89520 
(775) 328-2005 

 
RESOLUTION 

ADOPTING AN AMENDMENT TO THE TAHOE   
REGULATORY ZONE MAP (WRZA18-0003) 

  
  WHEREAS, Coches, LLC, and Tower, LLC applied to the Washoe County Planning 
Commission to amend the regulatory zone of two parcels (APN: 130-312-25 and 130-312-30) from 
Medium Density Suburban (MDS-3 units per acre) to Low Density Suburban (LDS- 1 unit per 
acre) as set forth in Exhibit A attached hereto; 

  WHEREAS, On April 3, 2018, the Washoe County Planning Commission held a duly noticed 
public hearing, determined that it had given reasoned consideration to the information it had 
received from staff, the applicant and from public comment regarding the proposed Regulatory 
Zone Amendment (Case No. WRZA18-0003), approved the request for adoption; and, in 
connection therewith, made the following findings as required by Washoe County Development 
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.  

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.  

NOW THEREFORE BE IT RESOLVED, 

That this Board of County Commissioners affirms the findings of the Planning Commission 
and hereby ADOPTS the amendment to the Tahoe Regulatory Zone Map (Case No. WRZA18-
0003), as provided in the map and documents attached hereto.    

  ADOPTED this 8th Day of May, 2018, to be effective only as stated above.  
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 WASHOE COUNTY COMMISSION 
 
 
 
 
 
  
 ___________________________________ 
 Marsha Berkbigler, Chair 
 
ATTEST: 
 
 
 
 
 
______________________________________ 
Nancy Parent, County Clerk 
 

 
 
 
 

EXHIBIT A – WRZA18-0003, TAHOE REGULATORY ZONE MAP 
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Planning Commission Staff Report 
Meeting Date:  April 3, 2018 Agenda Item: 8B 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/csd/planning_and_development 

REGULATORY ZONE AMENDMENT CASE NUMBER:  WRZA18-0003 (Coches/Tower) 

BRIEF SUMMARY OF REQUEST: Amend the Tahoe Regulatory Zone Map on two 
parcels from Medium Density Suburban to Low Density 
Suburban.  

STAFF PLANNER: Planner’s Name: Eva Krause 
Phone Number: 775.328.3628 
E-mail: ekrause@washoecounty.us 

DESCRIPTION 

For possible action, hearing, and discussion to 
recommend approval of or deny an amendment to 
the Tahoe Regulatory Zone Map, changing the 
regulatory zone from Medium Density Suburban 
(MDS – 3 units/acre) to Low Density Suburban 
(LDS – 1 unit/acre) on two properties located at 
1131 and 1135 Lakeshore Boulevard.  

Applicant: Coches, LLC; Tower, 
LLC 

Property Owner: Coches, LLC; Tower, 
LLC 

Location: 1131 and 1135 
Lakeshore Blvd. 

APNs: 130-312-25; 130-312-
30

Parcel Sizes: 1.58 acres; 1.90 acres
Master Plan: Suburban Residential 

Regulatory Zone: Medium Density 
Suburban 

Area Plan: Tahoe 

Citizen Advisory Board: Incline Village/Crystal 
Bay 

Development Code: Authorized in Article 
821 

Commission District: 1 – Commissioner 
Berkbigler 

Section/Township/Range: Section 23, T16N,
R18E, MDM 

POSSIBLE 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 
Regulatory Zone Amendment Case Number WRZA18-0003 for Coches, LLC and Tower, LLC, having 
made all six findings in accordance with Washoe County Code Section 110.821.15(d). 

(Motion with Findings on Page 9) 

Subject 
properties 

VICNITY MAP 

WRZA18-0003 
COCHES/TOWER

Attachment B

mailto:ekrause@washoecounty.us
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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 analysis of the subject 
proposal can be found on Page 6. 

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. 

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 Section 110.821.20 of the 
Washoe County Development Code.  Final action is taken by the Board of County 
Commissioners who may adopt, adopt with modifications, or deny the proposed amendment.  

WRZA18-0003 
COCHES/TOWER
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Vicinity Map 

Property 
location 

WRZA18-0003 
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ANALYSIS 

Current Conditions 

Both properties are over an acre in size and have been developed with single family residences. 
The Tower LLC property (1135 Lakeshore), is currently being redeveloped (teardown/rebuild) 
and the property owner is proposing to construct a detached accessory dwelling.  Per WCC 
110.306.20, an accessory dwelling in the MDS regulatory zone is limited to no more than 800 
square feet with a special use permit.  If the property is designated LDS, the accessory dwelling 
would be limited to no more than 1,500 sq. ft, with an administrative permit. The applicants 
would like to build an accessory dwelling larger than the 800 sq. ft. currently permitted.  

Change of Conditions 

In 2010 Washoe County amended codes related to detach accessory dwellings to allow larger 
units on Low Density Suburban parcels. The property owners would like to have the same 
option as their neighbors to the east, to build a 1,500 sq. ft. accessory dwelling. 

Consistency with Master Plan and Regulatory Zone Map 

Both the existing and proposed zoning designations are a Suburban Residential Master Plan 
classification.  The proposed zoning amendment does not increase the impact to the 
transportation systems, or public services and facilities as identified in the Tahoe Area Plan.  

Desired Pattern of Growth 

The MDS regulatory zone designation allows for third acre parcels. However, the Tahoe 
Regional Plan does not allow these properties to be subdivided.  Each parcel is limited to one 
single-family residential use, and potentially one accessory dwelling. The lot sizes of the two 
subject properties are more in keeping with the proposed LDS regulatory zone than the existing 
MDS regulatory zone. The proposed regulatory zone amendment supports the desired pattern 
of growth within the Tahoe Area Plan.  

Development Suitability within the Tahoe Area Plan 

The properties are both designated as most suitable for development per the Tahoe Area Plan 
Development Suitability map.  Both properties have been developed with single family 
residences.  Because Incline Village is a highly desirable area to live, there is a limited number 
of buildable properties, and land costs are some of the highest in the Tahoe Basin; therefore 
many property owners are choosing to remodel their homes or redevelop their properties.  That 
is the case with these two properties. Currently the Tower property is being redeveloped with a 
new single family residence and the owners are proposing to build a detached accessory 
dwelling.  The size limit for an accessory dwelling on a property designated as MDS is 800 sq. 
ft.  By changing the regulatory zone of these properties to LDS, the owner can apply to build an 
accessory dwelling, with up to 1,500 sq. ft. of living area.   

Availability of Facilities 

All utilities in Incline Village are served by the Incline Village General Improvement District 
(IVGID). Police and fire are provided and serviced by Washoe County and public roads are 
served by Washoe County and the Nevada Department of Transportation (NDOT). The 
proposed amendment does not require additional service.   

WRZA18-0003 
COCHES/TOWER
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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 is captured in the 
table below.   

Compatibility Rating of 
Proposed Regulatory Zone with 

Existing Regulatory Zones on Adjacent Parcels 

Proposed 

Regulatory 
Zone 

Existing 

Adjacent Regulatory Zone Compatibility 
Rating 

Low Density 
Suburban 

(LDS) 

Low Density Suburban 
(LDS) 

High 

Medium Density Suburban 
(MDS) 

High 

High Compatibility:  Little or no screening or buffering necessary. 

Citizen Advisory Board (CAB) 

The proposed amendment was submitted to the Incline Village/Crystal Bay Citizen Advisory 
Board (CAB) and was discussed during the March 5, 2018 meeting. The CAB recommended 
approval on a 5 to one vote (Mike Sullivan opposed).  The draft minutes of the meeting are 
attached.  

• Is this spot zoning?

• Other properties have requested accessory dwellings but have been denied.

• Is a second meter required?

Staff Comments:

• This is not spot zoning, the propose amendment will shift the boundary of the LDS zone.
The properties immediately to the east are also LDS.

• Accessory dwellings are permitted per Washoe County Code.  TRPA regulations require a
minimum of one acre for an accessory dwelling.  The property in Mill Creek was less than
one acre.  The property in Crystal Bay was approved for an accessory dwelling.

• Incline Village General Improvement District determines when a second meter is required.

WRZA18-0003 
COCHES/TOWER
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Public Notice 

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

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 Section 
110.821.20 of the Washoe County Development Code. 

A minimum of 30 property owners within 750 feet of the area to which the proposed amendment 
pertains must 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.   

Noticing for this proposal:  76 property owners within 750 feet of the subject parcel(s) were 
noticed by mail not less than 10 days before today’s public hearing.   

Agency Comments 

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

• Community Services Department

o Planning and Building Section, GIS

o Engineering and Capital Projects, Land Development

• Regional Transportation Commission

• Washoe-Storey Conservation District

• Incline Village General Improvement District

• North Lake Tahoe Fire Protection District

• Tahoe Regional Planning Agency

No agencies provided comment or concerns regarding this application. 

Staff Comment on Required Findings 

WCC Section 110.821.15 of Article 821, Amendment of Regulatory Zone, 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 
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 the Master Plan. The proposed amendment is in substantial
compliance with the policies and action programs of the Master Plan.

Staff Comment: The master plan designation on both parcels is Suburban
Residential.  The proposed regulatory zone amendment to Low Density Suburban is
compatible with the master plan designation

2. Compatible Land Use. The proposed amendment will not result in land uses which
are incompatible with (existing or planned) adjacent land uses, and will not adversely
impact the public health, safety or welfare.

WRZA18-0003 
COCHES/TOWER
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Staff Comment: The proposed amendment will prevent both lots from being reduced 
to less than 35,000 sq. ft. and will not permit uses that are not allowed on adjacent 
properties. The amendment does not adversely impact the public.  

3. Response to Change Conditions; more desirable use. The proposed amendment
identifies and 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: The proposed amendment will permit the applicant to develop his
property in a manner similar to other properties of the similar size.

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 property has all necessary services and utilities.

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

Staff Comment: The proposed amendment will not adversely impact any polices or
action plans for the Tahoe Area Plan, or 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.

Staff Comment: The Tahoe Regional Plan (TRPA) controls growth by regulating the
number of residential units permitted within the basin. The proposed amendment
does not allow additional units beyond the TRPA limit.

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 the of
a military installation.

Staff Comment: There are no military installations within the required noticing area;
therefore this finding does not have to be made.

Recommendation 
Those agencies which reviewed the application provided stated that the proposed amendment 
had no effect on their agency.  Therefore, after a thorough analysis and review, it is 
recommended that the proposed Regulatory Zone Amendment be recommended for adoption to 
the Board of County Commissioners.  The following motion is provided for your consideration: 

Motion 
I move that after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Planning Commission recommends 
adoption of the proposed Regulatory Zone Amendment Case Number WRZA18-0003 and the 
proposed Tahoe Regulatory Zone Map having made all of the following findings in accordance 
with Washoe County Code Section 110.821.15. I further move to certify the resolution and the 
proposed Regulatory Zone Map as attached to the staff report for submission to the Washoe 
County Board of County Commissioners and to authorize the chair to sign the resolution on 
behalf of the Planning Commission.  

WRZA18-0003 
COCHES/TOWER
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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 not result in land uses which are
incompatible with (existing or planned) adjacent land uses, and will not adversely impact
the public health, safety or welfare.

3. Response to Change Conditions; more desirable use. The proposed amendment
identifies and 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 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.

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 Building Division 
within 10 calendar days from the date the written decision is filed with the Secretary to the 
Planning Commission and mailed to the original applicant. 

Applicant: Coches, LLC and Tower, LLC, Duane E. Andrews, Managing Member, 
11350 Lakeshore Boulevard, Incline Village, NV 89451  

Property Owner: Coches, LLC and Tower, LLC 

Consultant: Kevin Agan, Agan Consulting Corporation, office@aganconsulting.com 

WRZA18-0003 
COCHES/TOWER



RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE 
NUMBER WRZA18-0003 AND THE AMENDED TAHOE REGULATORY ZONE MAP 
CHANGING THE REGULATORY ZONE FROM MEDIUM DENSITY SUBURBAN TO 

LOW DENSITY SUBURBAN ON TWO PARCELS LOCATED AT 1131 AND 1135 
LAKESHORE BOULEVARD (APN’S 130-312-25 AND 130-312-30)  

Resolution Number 18-09 

Whereas Regulatory Zone Amendment Case Number WRZA18-0003, came before the 
Washoe County Planning Commission for a duly noticed public hearing on April 3, 2018; 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 Washoe County Planning Commission has made the findings necessary to 
support adoption of this proposed Regulatory Zone Amendment as set forth in NRS Chapter 
278 and Washoe County Code Chapter 110, Article 821, Amendment of Regulatory Zone; 

Whereas the proposed Regulatory Zone Amendment shall be recommended for adoption 
by the Washoe County Board of County Commissioners; and 

Whereas, pursuant to Washoe County Code Section 110.821.15(d), in making this 
recommendation, the Washoe County Planning Commission finds that this proposed Regulatory 
Zone Amendment satisfies the following 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 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;

WRZA18-0003 
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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; and

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby 
recommend adoption of Regulatory Zone Amendment Case Number WRZA18-0003 and the 
amended Tahoe Regulatory Zone Map included as Exhibit A-1 to this resolution to the Washoe 
County Board of County Commissioners. 

ADOPTED on April 3, 2018. 

WASHOE COUNTY PLANNING COMMISSION 

ATTEST: 

Trevor Lloyd, Secretary Sarah Chvilicek, Chair 

Attachment:  Exhibit A-1 – Tahoe Regulatory Zone Map 
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Incline Village Crystal Bay Citizens Advisory Board 
DRAFT: Approval of these draft minutes, or any changes to the draft minutes, will be 
reflected in writing in the next meeting minutes and/or in the minutes of any future 
meeting where changes to these minutes are approved by the CAB. 

 
Minutes of the Incline Village Crystal Bay Citizens Advisory Board meeting held at Incline Village General 
Improvement District, 893 Southwood Blvd, Incline Village, NV 89451 on March 5, 2018, 5:30 P.M. 
 
1. *CALL TO ORDER/ PLEDGE OF ALLEGIANCE – Pete Todoroff called the meeting to order at 5:30 P.M. 
 
2. *ROLL CALL/DETERMINATION OF A QUORUM -  Tom Cardinale, Judy Miller, Andrew (Andy) Wolf, Mike 
Sullivan (Alternate for Gerry Eick), Pete Todoroff, Kevin Lyons.   A quorum was determined.  
 
Absent: Gerry Eick (excused). 
 
3. *PUBLIC COMMENT –  
Heidi Howe, retired Captain from Washoe County Sheriff, said she is hosting a reverse town hall meeting on 
March 13, 6-7:30 p.m. in the IVGID Boardroom to meet, listen, and learn about the community’s issues and 
concerns. 
 
4. APPROVAL OF AGENDA FOR THE MEETING OF MARCH 5, 2018 – Kevin Lyons moved to approve the 
agenda. Andy Wolf seconded the motion to approve the agenda. Motion carried unanimously.  
 
5. APPROVAL OF THE MINUTES FOR THE MEETING OF SEPTEMBER 25, 2017 – Andy Wolf moved to approve 
the minutes of SEPTEMBER 25, 2017. Tom Cardinale seconded the motion to approve the minutes of 
SEPTEMBER 25, 2017. The motion carried unanimously.  
 
6.*PUBLIC OFFICIAL REPORTS  
A.*Washoe County Commission Update — Commissioner Berkbigler was not present at the meeting. She can 
be reached at (775) 328-2005 or via email at mberkbigler@washoecounty.us. 
 
7. DEVELOPMENT PROJECTS – The project description is provided below with links to the application or you 
may visit the Planning and Building Division website and select the Application Submittals page: 
https://www.washoecounty.us/csd/planning_and_development/index.php  
 
7.A Administrative Permit Case Number WADMIN18-0002 (Incline Village Fine Art Festival) –– Request for 
community feedback, discussion and possible action to forward community and Citizen Advisory Board 
comments to Washoe County staff on a request for an outdoor community event in the Parks and Recreation 
(PR) zoning district. The proposed outdoor community event would occur at Preston Field on August 10-12, 
2018 from 10:00 a.m. to 5:00 p.m.  
• Applicant/ Property Owner: CWB Events, LLC/ Incline Village General Improvement District  
• Location: 700 Tahoe Blvd, Incline Village (Preston Field)  
• Assessor’s Parcel Number: 124-032-33  
• Staff: Chris Bronczyk, Planner, 775-328-3612, cbronczyk@washoecounty.us • Reviewing Body: Tentatively 
scheduled for Board of Adjustment, April 5, 2018.  
 
MOTION: Andy Wolf moved to recommend approval of the WADMIN18-0002 for the Incline Village Fine Art 
Festival. Kevin Lyons seconded the motion. Motion carried unanimously. 
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7.B. Special Use Permit Case Number WSUP18-0002 (Rutz Residence Grading) – Request for community 
feedback, discussion and possible action to forward community and Citizen Advisory Board comments to 
Washoe County staff on a request for a special use permit to permit Major Grading, totaling approximately 
188 cubic yards of excavation, to facilitate construction of a driveway to access one dwelling, that traverses a 
natural slope of 30% or greater. Grading for any driveway or road that traverses a lope of 30% or greater is 
Major Grading in accordance with the Washoe County Code Section 110.438.35(a)(3).  
• Applicant/ Property Owner: Brandon Mitchell/ David and Tammy Rutz  
• Location: 786 Randall Ave., at the northwest corner of Randall and Gerladine  
• Assessor’s Parcel Number: 125-251-08  
• Staff: Roger Pelham, Senior Planner, 775-328-3622, rpelham@washoecounty.us  
• Reviewing Body: Tentatively scheduled for Board of Adjustment, April 5, 2018.  
 
Brandon Mitchell, project architect, gave a brief overview of the request:  
Property currently has a steep and inaccessible driveway. Proposing to demolish existing driveway and install 
new driveway. He showed pictures of the existing driveway. The current driveway would be difficult for 
emergency vehicles.  They are requesting a Special Use Permit for grading of the driveway. Coverage is 
required; depth and height limit is accepted by Washoe County. 
 
RogerPelham, Washoe County Planning and Building planner said traversing a slope more than 30% triggers a 
major grading requirement for a Special Uses Permit. The current driveway goes across the side hill.  
 
Judy Miller asked if a soils report was conducted. Brandon said TRPA has the soil mapped for the location.  
 
MOTION: Andy Wolf recommend approval for case WSUP18-002, Rutz Residence Grading. Judy Miller 
seconded the motion. Motion passed unanimously.  
 
7.C. Regulatory Zone Amendment Case Number WRZA18-0003 (Coches/Towers) – Request for community 
feedback, discussion and possible action to forward community and Citizen Advisory Board comments to 
Washoe County staff on a request for a regulatory zone amendment for parcels at 1131 and 1135 Lakeshore 
Boulevard. The current zoning is Medium Density Suburban (MDS, typically three units per acre) and the 
requested zoning is Low Density Suburban (LDS, typically one unit per acre).  
• Applicant/ Property Owner: Coches, LLC and Tower, LLC  
• Location: 1135 Lakeshore Blvd. Incline Village  
• Assessor’s Parcel Numbers: 130-312-25 and 130-312-30  
• Staff: Eva Krause, Planner, 775-328-3628, ekrause@washoecounty.us  
• Reviewing Body: Tentatively scheduled for Planning Commission, April 3, 2018. 
 
Roger Pelham said the request is to down zone from Medium Density Suburban (MDS) zoning to Low Density 
Suburban (LDS) zoning. Both parcels are within 1 acre which is more consistent with LDS. The second dwelling 
on MDS zoned property is limited to 800 sq ft. With LDS zoning, it allows you to go to 1,500 sq ft. for an 
accessory dwelling. A board member asked for clarification between the different zoning types. Roger said 
there are other aspects such as density, uses, setbacks that are different from LDS to MDS. The secondary 
dwelling, accessory dwelling unit is the key aspect to this project. 
 
Tom Cardinale said there was a similar request for a project in Mill Creek but it was denied. Pete Todoroff said 
there is a property in Crystal Bay that wanted to build a second dwelling, but the neighbors fought it.  
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Andy Wolf asked about spot zoning. Roger said this isn’t spot zoning; this would shift the boundary. Properties 
on the east are low density suburban zoning.  
 
Andy Wolf asked about allowable zoning use to allow accessory dwelling with TRPA. Roger said they have to 
get approval.  
 
Judy Miller asked about second meter required. Roger said he wasn’t sure of those requirements.  
 
MOTION: Judy Miller moved to recommend approval of WRZA18-0003, Coches/Towers. Pete Todoroff 
seconded the motion. Mike Sullivan opposed. Motion carries 5 in favor to 1 opposed.  
 
8. *CHAIRMAN/BOARD MEMBER ITEMS- This item is limited to announcements by CAB members.  
 
Judy Miller spoke about pathways and snow removal. Pete Todoroff said Washoe County sent an update 
stating the paths are last priority for snow removal.  
 
Kevin Lyons said he would like to have a discussion item on the next agenda about the agenda. We haven’t 
had a workshop.  
 
Tom Dolan spoke about a road section by the old elementary and by the court house; he said it’s maintained 
by Nevada Roads. There is an easement managed by State roads/highways. There is a major bus stop by the 
driveway of Toepa. He said that area needs to be identified and maintained.  
 
Mike Sullivan said he was concerned the County representatives are present at the meetings anymore. People 
use to get their issues and concerns answered when the representatives attended the meetings.  
 
Pete Todoroff said the next Community Forum is March 16, 9am at the Incline Village Library. Sara Schmitz 
said not everyone can make 9am meetings. She said we are serviced by the County and IVGID. We need to 
have an opportunity to give feedback on County related topics. Andy Wolf said the CAB meetings are now for 
development projects only, not community updates.  
 
Pete Todoroff said there are complaints about 570 Tyner’s construction. There are metal poles and dumpsters.  
 
Pete Todoroff said the representatives were at the Trustees’ Open House at the Chateau last week. He asked 
Sarah Tone about the Senior Center, and she said it’s ready to use for playing cards.  
 
Judy Miller spoke about the recent retirement of a Washoe County staff member who was a plan checker in 
the Buildings department for Washoe County and TRPA.  Pete Todoroff said a local person will be conducting 
plan checking for TRPA.  
 
Mike Sullivan said he remembers when we use to have a packed house back when the previous commissioners 
use to attend all the time. It’s sad that what this meeting has become.  
 
CAB membes agreed that they are upset with current CAB meeting format; their role has been reduced and 
there are less updates from the County.  
 
9. *PUBLIC COMMENT – Limited to no more than three (3) minutes. Anyone may speak pertaining to any 
matter either on or off the agenda. The public are requested to submit a Request to Speak form to the Board 
Chairman. Comments are to be addressed to the Board as a whole. 
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Sara Schmitz said she was concerned that the walking paths aren’t being plowed after the snow storms. It’s 
dangerous. The paths are priority for safety and keep pedestrians off the roadway. Washoe County said IVGID 
has expanded paths and it’s not the County’s responsibilities to clear. She said she would like to see someone 
to take up the cause.  
 
Tom Cardinale said it’s a shame that the walking trails by the college aren’t cleared. Kids are walking in the 
roads, forcing drivers to go into the other lane.  
 
Steve Dolan said he was surprised to see the CAB scoped narrowed. He said he would like to see 
improvements by the three entities who maintain the roads and pathways. 
 
Sherman Boxx, candidate for Washoe County Sheriff, said the staff recommended the CAB changes. He said 
Pete’s forum doesn’t have to follow Open Meeting Law but he keeps to a good format. Mr. Boxx encouraged 
everyone to voice their concern about the narrow CAB scope.  
  
ADJOURNMENT- Meeting adjourned at 6:22 p.m.  
 
Number of CAB members present: 6 
Number of Public Present:  16 
Presence of Elected Officials: 0 
Number of staff present: 2 
Submitted By: Misty Moga 
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Exhibit D 
 
Public Notice 
 
Pursuant to Washoe County Development Code Section 110.821.20 public notification 
consists of notification by mail of at least 30 separate property owners within a minimum 
750 foot radius of the subject property.  This proposal was noticed within a 750 foot 
radius of the subject property, noticing 76 separate property owners. Also, a notice 
setting forth the date, time and place of the public hearing was published in the Reno 
Gazette Journal 10 days prior to today’s public hearing.  

 
NOTICING MAP 
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   Attachment D – Draft Minutes, April 3, 2018, Planning Commission Meeting 

B. Regulatory Zone Amendment Case Number WRZA18-0003 (Coches/Tower) – For 
possible action, hearing, and discussion to recommend approval of or deny an amendment 
to  the Tahoe Regulatory Zone Map, changing the regulatory zone from Medium Density 
Suburban (MDS – 3 units/acre) to Low Density Suburban (LDS – 1 unit/acre) on two 
properties located at 1131 and 1135 Lakeshore Boulevard. 

• Applicant: Coches, LLC; Tower, LLC 
• Property Owner: Coches, LLC; Tower, LLC 
• Location: 1131 and 1135 Lakeshore Blvd.  
• Assessor’s Parcel Numbers: 130-312-25; 130-312-30 
• Parcel Sizes: 1.58 acres; 1.90 acres 
• Master Plan Category: Suburban Residential 
• Regulatory Zone: Medium Density Suburban 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village/Crystal Bay 
• Development Code: Authorized in Article 821 
• Commission District: 1 – Commissioner Berkbigler 
• Section/Township/Range: Section 23, T16N, R18E, MDM 
• Prepared by: Eva Krause, AICP, Planner 

 Washoe County Community Services Department 
 Planning and Building Division 

• Phone: 775.328.3628 
• E-Mail: ekrause@washoecounty.us  

Trevor Lloyd, Secretary, read the item into the record. Chair Chvilicek called for any disclosures 
from the Commission. Commissioner Horan said he was a Trustee of the General Improvement 
District (GID) at Incline Village, but he noted the GID did not have any land use authority and 
any utility permissions would be dealt with by staff. DDA Edwards asked Commissioner Horan if 
he had any pecuniary interest or commitments in a private capacity for this item. Commissioner 
Horan stated he did not. DDA Edwards felt Commissioner Horan could act on this item. Chair 
Chvilicek opened the public hearing and Eva Krause, AICP Planner, presented the Staff Report. 
 
Chair Chvilicek called for questions from the Commission. Hearing none, she called for public 
comment. There was no response to the call for public comment. Chair Chvilicek called for a 
motion. 
 
Commissioner Chesney moved that after giving reasoned consideration to the information 
contained in the staff report and information received during the public hearing, the Planning 
Commission recommends adoption of the proposed Regulatory Zone Amendment Case 
Number WRZA18-0003 and the proposed Tahoe Regulatory Zone Map having made all of the 
following findings in accordance with Washoe County Code Section 110.821.15. He further 
moved to certify the resolution and the proposed Regulatory Zone Map as attached to the staff 
report for submission to the Washoe County Board of County Commissioners and to authorize 
the chair to sign the resolution on behalf of the Planning Commission. Commissioner Donshick 
seconded the motion, which passed unanimously with a vote of seven for, none against. 

1. Consistency with Master Plan. The proposed amendment is in substantial compliance 
with the policies and action programs of the Master Plan. 
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2. Compatible Land Uses.  The proposed amendment will not result in land uses which are 
incompatible with (existing or planned) adjacent land uses, and will not adversely impact 
the public health, safety or welfare. 

3. Response to Change Conditions; more desirable use. The proposed amendment 
identifies and 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 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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