
  Planning Commission Staff Report 
 Meeting Date:  December 2, 2014 

Subject: Master Plan Amendment Case Number MPA14-003 

Applicant:   Nevada Pacific Development Corporation 

Agenda Item Number: 8.A. 
Proposed amendment: To amend the master plan map within the Tahoe Area Plan, being 

part of the Washoe County Master Plan, changing the master plan 
designation of APN122-100-23 and  APN 122-100-24 (593 and 
601 Lakeshore Boulevard, respectively) from Suburban 
Residential (SR) to Rural Residential (RR). 

Recommendation: Adopt the resolution and authorize Chair to sign the attached 
Resolution 

Prepared by: Eva M. Krause.  AICP, Planner 
Washoe County Community Services Department 
Planning and Development 

Phone:  775.328.3796 

E-Mail:  ekrause@washoecounty.us 

  

Description: 
Master Plan Amendment Case Number MPA14-003  – To amend the Master Plan map within 
the Tahoe Area Plan, being part of the Washoe County Master Plan, by changing the Master 
Plan designation at 593 and  601 Lakeshore Boulevard from Suburban Residential (SR) to 
Rural Residential (RR). 

• Applicant: Nevada Pacific Development Corporation 
• Property Owner: Nevada Pacific Development Corporation 
• Location:  593 and 601 Lakeshore Boulevard, Incline Village 
• Assessor’s Parcel Numbers: 122-100-23 and 122-100-24 
• Parcel Size: 8.1 acres  
• Current Master Plan Category: Suburban Residential (SR) 
• Proposed Master Plan Category: Rural Residential (RR) 
• Current Regulatory Zone: High Density Suburban (HDS) 
• Proposed Regulatory Zone: High Density Rural (HDR) 
• Development Code: Authorized in Article 820, Amendment of Master 

Plan 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village/Crystal Bay  
• Commission District: 1 – Commissioner Berkbigler 
• Section/Township/Range: Section 17, T16N, R18E, MDM, 

Washoe County, NV 

 
  

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 

www.washoecounty.us/comdev 
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Explanation of a Master Plan Amendment 
The purpose of a Master Plan Amendment application is to provide a method of review for 
requests to amend the Master Plan.  

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

 

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

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

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

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

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

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

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

 

Volume Two of the Master Plan consists of 13 Area Plans, which provide detailed policies and 
action programs for local communities in unincorporated Washoe County relating to 
conservation, land use and transportation, public services and facilities information, and maps.  

Volume Three of the Master Plan houses Specific Plans, Joint Plans and Community Plans that 
have been adopted by the Washoe County Commission.  These plans provide specific guiding 
principles for various districts throughout unincorporated Washoe County.   

Requests to amend the Master Plan may affect text and/or maps within one of the six Elements, 
one of the 13 Area Plans, or one of the Specific Plans, Joint Plans or Community Plans.  Master 
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Plan Amendments require a change to the Master Plan and are processed in accordance with 
Washoe County Development Code Article 820, Amendment of Master Plan. 
When making a recommendation to the Washoe County Commission, the Planning Commission 
must make at least three of the findings as set forth in Section 110.820.15 of the Washoe 
County Development Code, unless a military installation is required to be noticed, then a finding 
of fact pursuant to subsection 6 of Section 110.820.15 is also required.  If there are findings 
contained in the Area Plan in which the subject property is located, then the Planning 
Commission must make all of these findings in addition to the above referenced findings. 

 

 

2011 Aerial Photograph 
 
 
ANALYSIS 

Current Conditions 
The applicant owns both the subject parcels. 593 Lakeshore Boulevard is ±6.34 acres and 601 
Lakeshore Boulevard is ±1.76 acres.  The 601 Lakeshore parcel has an existing single family 
residence. The residence at 593 Lakeshore has been demolished, removing the house that had 
been built in a stream environment zone. The parcel at 593 Lakeshore retains the right to build 
a new residence.  

 

593 Lakeshore Blvd. 

601 Lakeshore 
Blvd. 
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Vicinity Map 

Existing Conditions 
All the properties fronting Lake Tahoe and designated as Suburban Residential (SR) are 
between ±0.8 and ±6 acres, with most properties averaging about 2 acres.  Under Suburban 
zoning classifications, lots would normally range for 5,000 square feet to one acre. The two 
subject parcels are approximately six acres and two acres in size.  While the properties just 
north of the subject parcel (north side of Lakeshore Boulevard) average 17,500 square feet 
(±0.4 acres).  

Since properties in the Lake Tahoe basin cannot be subdivided per the Tahoe Regional 
Planning Agency’s regulations, the suburban designation is not consistent with the existing 
development pattern of the lakeshore properties.   

Subject parcels 
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Existing and Proposed Master Plan Maps 

Change of Conditions 
When Washoe County changed from a one-map to the two-map system, staff did not review or 
do an analysis to determine what Master Plan categories should apply to the parcel base.  To 
expedite the conversion and avoid a prolonged review process, the existing zoning dictated 
what the Master Plan categories would be.  

In addition, the current zoning was based on the land use categories that were in place pre-
1993.  During the 1993 conversion to a new code, staff attempted to give properties a zoning 
classification that was a close comparison to what was already in place.  This matching and 
overlaying of zoning and master plan classifications has sometimes resulted in a patchwork of 
zoning classification not based on lot size or character of the area. In some areas the zoning 
conversion created numerous non-conforming lots, which has been addressed only when a 
property owner has requested a change of zoning or the County had realized an error was 
made during a conversion to a new map system. This current proposed amendment of the 
Master Plan and zoning has been requested by the property owner.  

Consistency with Master Plan Map 
The applicant has proposed amending the Master Plan Map, changing the subject parcels from 
Suburban Residential (SR) to Rural Residential (RR), so that the proposed rezoning of the 
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parcels from High Density Suburban (HDS) to High Density Rural (HDR) remains in 
conformance with the Master Plan Map.  

Over the past ten years, numerous community workshops have been held in Incline Village to 
determine what the community is and should look like.  One of the major points that have been 
expressed is that the community likes the Incline Village planned development that was created 
in the 1960’s.  The community has expressed that they don’t want a lot of change, especially in 
the residential areas.  Redevelopment of the commercial areas is supported by most of the 
public as long as it doesn’t create an urban development feel, like South Lake Tahoe. The idea 
of increasing density in the village center is still being debated, but increasing density in the 
residential areas has been negatively received.   
The community likes the one house per parcel standard with the potential to have a guest house 
of a limited size. This has not created any controversy. 

Desired Pattern of Growth 
Properties abutting Lake Tahoe are highly desirable, command extremely high market prices, 
are very limited and hard to obtain.  The pattern of growth has been influenced by TRPA 
regulations that limit development, control growth and restrict development along the lake shore. 
While the Tahoe Area Plan states that the vision is for higher density urban growth, TRPA 
regulations permit urban development only in the identified town centers. The subject parcel is 
not in a town center.  

Areas outside of the Town Centers are restricted to one house per parcel with the possibility of 
an additional guest house. These development limits have routinely been supported and 
affirmed by the public at the many public “Visioning Workshops”, neighborhood meetings and 
“Place Based Design” meetings held in Incline Village over the past 10 years.  

In addition, the Rural Residential Master Plan classification supports the protection of the TRPA 
Scenic Corridor along Lakeshore Boulevard and from the waters of Lake Tahoe. Protection of 
scenic corridors is a requirement of the TRPA Compact that guides all development in the 
Tahoe Basin.  The Rural Residential classification also encourages the goal of creating 
suburban and urban development in the town centers, by removing the potential to develop high 
density residential uses in the future.   

Availability of Facilities 
Both subject parcels are currently served by existing infrastructure (sewer and water provided 
by Incline Village General Improvement District) and public streets and facilities.  The proposed 
master plan amendment reduces the potential for higher density, therefore reducing the 
potential need for additional public safety, schools and utility needs in the future.  

Tahoe Area Plan Assessment 
Land Use Plan 
“Using Washoe County population projections for the year 2020, the intensity of development 
needed to accommodate projected population growth for the area was determined.  The limiting 
factor of available buildable lots will restrict growth in the Incline Village/Crystal Bay area.  There 
were less than 300 buildable lots in 1999.  Gentrification of existing residential properties is an 
established pattern that will continue.  Residential properties will increasingly be utilized by year-
round residents instead of second home residents”. 
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Staff Comments:  The Tahoe Area plan predicted that the residential population of Incline 
Village and Crystal Bay would continue to grow from 9,952 in 2000 to 11,300 by 2020, and more 
people would make this area their main residence. In reality, the population had fallen to 8,777 
in 2010 and the US Census Demographic and Housing Estimate for 2012, estimated the 
population at 7,963 with a ±0.7 margin of error.  In 2004, a new elementary school was 
constructed to relieve overcrowding, but enrollment has fallen from a high of 712 in 1999 to 427 
for 2013-2014. The presumption that Incline Village and Crystal Bay’s population would become 
more of a year round residential area instead of second homes has not come to fruition and 
needs to be re-evaluated.  

Residential  
“The Tahoe planning area is unique as compared to the remainder of the County because of the 
oversight of the Tahoe Regional Planning Agency which controls growth and development 
within the Tahoe Basin; and the Incline Village portion of the planning area began as a planned 
community at its inception and because of the strict environmental controls that direct 
development.  Given these and other factors, the direction of future residential growth is 
established.  Areas currently in residential use are planned for infill, at medium to high density 
suburban, on lots that are developable.” 

Staff comments:  The proposed Rural Residential master plan designation permits residential 
development, but does not support the predicted population growth. Due to Tahoe Regional 
Plan regulations, subdivision of land creating new parcels is prohibited, so the number of vacant 
parcels is limited.  According to TRPA records there are 219 vacant parcels in Incline Village 
and Crystal Bay. Because of the limited inventory of lots, infill and redevelopment is encouraged 
within the Town Centers. TRPA encourages redevelopment of the town centers by permitting 
higher densities within the town centers when certain conditions are met.  The properties 
involved in this master plan amendment are not within the town centers, therefore not eligible for 
a density bonus.  The TRPA regulations do not permit the properties to be developed to the 
maximum density permitted under the high density zoning designation that is currently in place.  

T.1.4 Encourage attainment and maintenance of TRPA’s scenic quality thresholds. 

Staff comments:  Both of the subject properties are located in a scenic corridor and are visible 
from both the lake and Lakeshore Boulevard.  Designating the property as Rural Residential will 
assist in maintaining the view of the lake and the roadway by not allowing higher density 
development on the property.  

T.2.4 Restore and/or revegetate disturbed areas using TRPA’s approved plant list. 

Staff comments:  The removal of the house located at 593 Lakeshore permits the restoration 
and revegetation of the Second Creek stream environment. Any new structures will need to be 
relocated to an area on the property that is determined to be a higher capability land.  The Rural 
Residential master plan designation supports the restoration and revegetation of the property.  

T.3.1 Encourage existing and future developments in all land use designations to 
participate in long-term remedial erosion and urban runoff control programs to 
decrease the level of sediment and nutrient loading to Lake Tahoe. 

Staff comments: See previous comment. 

T.5.4 Minimize high traffic generating land uses in residential areas and locate them 
where the traffic circulation system can support the expected traffic. 
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Staff comments: Reclassifying the properties to Rural Residential master plan and a High 
Density Rural zoning classification will minimize the potential traffic generation from the 
properties by reducing the density permitted under the High Density Suburban designation. 

Development Suitability within the Tahoe Area Plan 
Because Second Creek runs through 593 Lakeshore Boulevard, a large portion of the property 
is designated 100-year Flood Hazard.  TRPA site assessment concurs with the Development 
Suitability map and designates much of the property as sensitive or stream environment zones.  
Removing existing development and restoring functioning stream environment zones is highly 
encouraged to protect and improve Lake Tahoe’s water quality and clarity.  

The proposed Master Plan amendment does much to preserve and protect Second Creek and 
the surrounding stream environment zone by reducing future potential for more development 
within the identified 100-year Flood Hazard area on the subject properties.  

  
Extract from Tahoe Area Plan Development Suitabilty Map 

Citizen Advisory Board (CAB) 
The proposed amendment was submitted to the members of the Incline Village/Crystal Bay 
Citizen Advisory Board (IVCB CAB). The IVCB CAB does not meet between the months of 
October and March, so the CAB members were asked to submit their written comments.   

CAB Member Judy Miller forwarded her comments to staff. Mrs. Miller’s comment sheet is 
attached as Exhibit E. 

• The Master Plan describes Rural Residential as “where the County seeks to conserve 
the large lot residential lifestyle that has endured as a chief component of the regions 
overall character” but there are very few properties in the Incline Village area that are 
designated Rural Residential.  

• Recommends that the property not be changed from Suburban Residential Master Plan 
classification. 

Staff Comments:  When Washoe County went to the 2-map system, staff did not review or do 
an analysis to determine what master plan categories should apply to the parcel base.  To 
expedite the conversion, and avoid potential litigation the existing zoning dictated what the 
master plan categories would be.  In turn, the current zoning was based on the land use 
categories that were in place pre-1993.  During that conversion to a new code, staff attempted 
to give properties a zoning classification that was a close comparison to what was already in 
place.  This matching and overlaying of zoning and master plan classifications has resulted in a 

Subject 
Parcels 
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patchwork of zoning classification not based on lot size or character of the area, and has 
created numerous non-conforming lots.  

The subject parcels and the lots to the east and west are all about one acre or more in size and 
are developed as single-family residences. None of these properties are envisioned to be 
suitable for High Density Suburban development, yet the subject properties and the properties 
to the west are all zoned as such (HDS) and the properties to the west are designated as High 
Density Rural (HDR).  

• The public needs to be made aware that the proposed re-zoning will allow a detached 
accessory dwelling unit if approved.  

Staff Comments:  The applicant is required to hold a neighborhood meeting to explain to the 
surrounding property owners the reasons for the Master Plan request.   

Staff created a mailing list for the applicant’s representative, Nick Exline from Midkiff and 
Associates.  On October 23, 2014 Mr. Exline mailed a notice of a community meeting to 52 
property owners.  

The community meeting was held on November 5, 2014 at the Incline Library from 5:30 to 7:30 
p.m. Three people attended the meeting, asking what the proposal was about.  Prior to the 
meeting Mr. Exline received one inquiry and Washoe County Staff received three phone calls. 
No negative comments were received.  

• Are they building condos? – The proposed rezoning would reduce the allowable density, 
so it would not make sense to change the zoning to HDR if a condominium were being 
proposed.  

• What can they do with the property? – A master plan amendment is required to change 
the zoning to High Density Rural. The zoning amendment would increase setbacks 
requirements and decrease allowable density and a 1,500 square foot guest house 
could be permitted. 

A copy of the Community Meeting notice is attached as Exhibit F.  

Public Notice 
Notice for Master Plan and 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 has complied 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 Washoe 
County Development Code Section 110.821.20. 

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:  51 property owners within 750 feet of the subject parcels were 
noticed by mail not less than 10 days before today’s public hearing.  Noticing Map is attached 
as Exhibit G.  
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Agency Comments 
The proposed amendment was submitted to the following agencies for review and comment: 

• Engineering and Capital Projects Division 

• Building and Safety Division 

• Environmental Health 

• Incline Village General Improvement District 

• Nevada State Lands 

• Nevada Tahoe Conservancy 

• North Lake Tahoe Fire Protection District 

• Tahoe Regional Planning Agency 

• US Forest Service 

• Regional Transportation Commission 

The follow agencies responded that they had no comments, conditions or objections (Exhibits H 
though L): 

• Building and Safety Division, Don C Jeppson, Building Official 

• Environmental Health, James English, EHS Supervisor 

• North Lake Tahoe Fire Protection District, Mark Regan, Assistant Fire Marshal  

• Incline Village General Improvement District, Tim Buxton, Chief Inspector 

• Regional Transportation Commission, Debra Goodwin, Planning Administrator 

Required Findings for a Master Plan Amendment 
Washoe County Development Code Section 110.820.15 of Article 820, Amendment of Master 
Plan, requires that at least three 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 Master Plan Amendment application 
and has determined that the proposal is in compliance with the required findings as follows. 

1. Consistency with Master Plan. The proposed amendment is not in substantial 
compliance with the policies and action programs of the Master Plan. (Denial) 

 Staff Comment: The Tahoe Area Plan states the area will in-fill to become a medium to 
high density suburban community. This amendment does not support high density 
development. The proposed amendment does support the same Tahoe Area Plan 
Policies and Action Plan, and does not conflict with the remaining Policies or Actions. 

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

 Staff Comment: The land use is consistent and compatible with the properties 
surrounding the subject parcels. The proposed amendment will permit the subject parcel 
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to build a detached accessory dwelling, which is also permitted on the properties to the 
north and east.  

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

 Staff Comment: The predicted patterns of growth have not occurred.  The population has 
declined, full time year round residences have diminished in favor of second homes and 
vacation rental properties, and the 2012 TRPA Regional Plan provides incentives 
moving infill development from sensitive lands and areas outside of town centers to 
inside town centers.  The subject properties are both outside of the town centers and 
contain environmentally sensitive land.  

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

 Staff Comment: There is proper access via public streets, sewer and water is provided 
by Incline Village GID, and there are fire, sheriff and County services available to the 
subject area. The master plan amendment reduces the ability to increase development 
on the property, thereby reducing the future demand for additional facilities and services.  

5. Desired Pattern of Growth. The proposed amendment will not 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. (Denial) 

 Staff Comments: The projected population growth of the area has not occurred. The 
desired pattern of development was based on the projected population, and is not 
consistent with the community’s vision for future of the Tahoe Area, based on numerous 
community workshops held over the past 10 years. The proposed amendment supports 
the communities vision and the current patterns of growth of the area. 

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

Staff Comment: There are no Military Installations in the surrounding area. 

Recommendation  
Those agencies which reviewed the application stated they had no objections to the approval of 
the proposed master plan amendment. Therefore, after a thorough analysis and review, it is 
recommended that the proposed Master Plan Amendment be recommended for adoption to the 
Board of County Commissioners.  The following motion is provided for your consideration: 

Motion 
Staff has provided a motion and finding worksheet for the Commissioners’ use during the 
hearing.  The worksheets are attached to this report.  

Exhibit A is the motion to adopt. The Commission must be able to make three of the findings to 
adopt the amendment.  Exhibit B is the motion to deny.  
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Appeal Process 
An action of denial by the Planning Commission may be appealed to the Board of County 
Commissioners as specified in the Washoe County Development Code Section 110.821.25 
within 10 days after the date of decision.  If the end of the appeal period falls on a non-business 
day, the appeal period shall be extended to include the next business day. 

xc: Applicant/Owner:  Nevada Pacific Development Corporation 
P.O. Box 4204 
Incline Village, NV  89450 

Consultant: Midkiff and Associates, Inc., Nick@midkiffandassoc.com 

Action Order xc: Greg Salter, Esq., District Attorney’s Office; Carol Buonanoma, 
Assessor’s Office (CAAS); Theresa Wilkins, Assessor’s Office; Incline 
Village/Crystal Bay Citizen Advisory Board; Incline Village General 
Improvement District, 893 Southwood Boulevard, Incline Village, NV 
89451. 
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Motion and Findings to Adopt Master Plan Amendment 

Motion: 

I move that, after giving reasoned consideration to the information in the staff report and 
testimony and evidence produced at the public hearing, the Washoe County Planning 
Commission can make at least three of the following findings and based on those findings 
approve Resolution Number 14-______ adopting MPA14-003 to amendment the Tahoe Area 
Plan Master Plan Map being part of the Washoe County Master Plan, changing the Master Plan 
designation of APN122-100-23 and  APN 122-100-24 (593 and 601 Lakeshore Boulevard, 
respectively) from Suburban Residential (SR) to Rural Residential (RR) as shown in Exhibit C 
and authorizing the chair to sign the resolution, Exhibit D. 

 # Reference Finding Notes 
Findings required by WCC 110.820.15 (indicate at least three) 

1. 820.15.(d)(1) Consistency with Master Plan.  The proposed
amendment is in substantial compliance with the 
policies and action programs of the Master Plan. 

2. 820.15(d)(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. 820.15(d)(3) Response to Changed Conditions.  The proposed
amendment responds to changed conditions or 
further studies that have occurred since the plan 
was adopted by the Board of County 
Commissioners, and the requested amendment 
represents a more desirable utilization of land. 

4 820.15 (d)(4) Availability of Facilities.  There are or are planned to 
be adequate transportation, recreation, utility and 
other facilities to accommodate the uses and 
densities permitted by the proposed Master Plan 
designation. 

5. 820.15(d)(5) Desired Pattern of Growth.  The proposed
amendment will promote the desired pattern for the 
orderly physical growth of the County and guides 
development of the County based on the projected 
population growth with the least amount of natural 
resource impairment and the efficient expenditure of 
funds for public services. 

6 820.15(d)(6) Effect on Military Installation.  The proposed 
amendment will not affect the location, purpose and 
mission of any military installation. 

Master Plan Amendment MPA14-003 
MPA14-003
EXHIBIT A



 

Motion and Findings to Deny Master Plan Amendment 

Motion: 

I move that, after giving reasoned consideration to the information in the staff report and 
testimony and evidence produced at the public hearing, the Washoe County Planning 
Commission make the following findings and based on those findings DENY the proposed 
amendments to the Washoe County Master Plan Tahoe Area Plan (MPA 14-003). 

# Reference Finding Notes 
Findings required by WCC 110.820.15 (indicate at least three) 

1. 820.15.(d)(1) Consistency with Master Plan.  The proposed
amendment is not in substantial compliance with 
the policies and action programs of the Master Plan. 

2. 820.15(d)(2) Compatible Land Uses.  The proposed amendment
would result in land uses which are incompatible 
with (existing or planned) adjacent land uses, and 
would adversely impact the public health, safety or 
welfare.  

3. 820.15(d)(3) Response to Changed Conditions.  The proposed
amendment does not identify and respond to 
changed conditions or further studies that have 
occurred since the plan was adopted by the Board 
of County Commissioners, and the requested 
amendment does not represent a more desirable 
utilization of land. 

4. 820.15(d)(4) Availability of Facilities.  There are not nor are there
planned to be adequate transportation, recreation, 
utility and other facilities to accommodate the uses 
and densities permitted by the proposed Master 
Plan designation. 

5. 820.15(d)(5) Desired Pattern of Growth.  The proposed
amendment does not promote the desired pattern 
for the orderly physical growth of the County.  The 
proposed amendment does not guide development 
of the County based on the projected population 
growth with the least amount of natural resource 
impairment and the efficient expenditure of funds for 
public services. 

6. 820.15(d)(6) Effect on Military Installation.  The proposed
amendment will  affect the location, purpose and 
mission of any military installation. 

Master Plan Amendment MPA14-003 
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Planning Commission Resolution 14- 
Master Plan Amendment  
Case Number MPA14-003 (Nevada Pacific Development Corporation) 
 

 
 
 
 
 

RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 
 

ADOPTING AN AMENDMENT TO THE  
WASHOE COUNTY MASTER PLAN, TAHOE AREA PLAN (MPA14-003), AND RECOMMENDING ITS 

ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS 
 

Resolution Number 14- 
 
Whereas Master Plan Amendment Case Number MPA14-003, came before the Washoe County 
Planning Commission for a duly noticed public hearing on December 2, 2014; and 

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

Whereas the Washoe County Planning Commission has given reasoned consideration to the 
information it has received regarding the proposed Master Plan Amendment; and 

Whereas the Washoe County Planning Commission has made four findings necessary to support 
adoption of this proposed Master Plan amendment as set forth in NRS Chapter 278 and Washoe 
County Development Code, Article 820, Amendment of Master Plan; and 

Whereas, pursuant to Washoe County Code Section 110.820.15(d), in making this 
recommendation, the Washoe County Planning Commission finds that this proposed Master Plan 
Amendment:; 

1. Will result in land uses which are compatible with (existing or planned) adjacent 
land uses, and will not adversely impact the public health, safety or welfare; 

2. 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; 

3. There are adequate transportation, recreation, utility, and other facilities to 
accommodate the uses and densities permitted by the proposed Master Plan 
designation; and, 

4. Will not affect the location, purpose and mission of a military installation. 

Now, therefore, be it resolved that pursuant to NRS 278.210(3) that the (1) Washoe County 
Planning Commission does hereby adopt the proposed Master Plan Amendment in Master Plan 
Amendment Case Number MPA14-003, comprised of the maps, descriptive matter and other 
matter intended to constitute the amendment as submitted at public hearing noted above. A 

MPA14-003 
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Planning Commission Resolution 14-  
Master Plan Amendment  
Case Number MPA14-003 (Nevada Pacific Development Corporation) 
Page 2 of  2 
 
 
certified copy of this resolution shall be submitted to the Board of County Commission and any 
appropriate reviewing agencies in accordance with NRS 278.220. 

ADOPTED on December 2, 2014. 
 
 
  WASHOE COUNTY PLANNING COMMISSION 
 
 
ATTEST: 
 
 
 
 
    
 Carl R. Webb, Jr., AICP, Secretary Roger Edwards, Chair 
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Public Notice 

Pursuant to Washoe County Development Code Section 110.821.20 and 110.820.23 
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 51 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 

Subject parcels 
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From: Fagan, Donna   
Sent: Tuesday, September 23, 2014 2:57 PM  
To: Whitney, Bill; Jeppson, Don C; Budge, Jennifer; Smith, Dwayne E.; Solaro, David; 
Giesinger, Chad; Fox,  
Moni  
Subject: Second September Agency Review 

Please find attached, the second Agency Review Memo with the cases received this month by 
CSD, Planning and Development.  

You’ve each been asked to review the below-listed item number; item descriptions and links to 
the applications are provided in the memo. 

Bill:     Item 2 

Don:    Item 1 

Jen (parks/os):   Item 1 

Dwayne:      Items 2 and 3 

Dave:       Item 3  

Chad and Moni:    Item 1 and 2 

Thank you, 
Donna 

EXHIBIT H 
From: Jeppson, Don C   
Sent: Friday, September 26, 2014 1:27 PM  
To: Fagan, Donna  
Subject: RE: Second September Agency Review 

B&S has no plan review comments. 

EXHIBIT I  
From: English, James 
Sent: Tuesday, October 07, 2014 10:25 AM 
To: Krause, Eva 
Cc: English, James 
Subject: MPA14-003 and RZA14-006 (Nevada Pacific Development 

October 7, 2014 

The Washoe County Health District Environmental Health Services Division, has reviewed the 
master  
plan and regulatory zone amendment cases referenced above amendments and has no 
objections,  
comments or conditions for the items.  Please contact me with any questions. 
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EXHIBIT H through J 

Regards, 

James English, REHS, CP-FS 
EHS Supervisor 
Waste Management/Land Development Programs 

EXHIBIT J 
rom: Fagan, Donna 
Sent: Tuesday, September 23, 2014 4:01 PM 
To: Krause, Eva 
Subject: FW: Second September Agency Review 
Attachments: Mark Regan.vcf 

For your records. 

From: Regan, Mark [mailto:mregan@nltfpd.net]   
Sent: Tuesday, September 23, 2014 3:59 PM  
To: Fagan, Donna  
Subject: RE: Second September Agency Review 

We are good with #2 I’ll send a letter later 
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Development Review Status Sheet 

Date: 10-3-14 

 

Attention:  Eva Krause 

  Washoe County Department of Community Development 

  PO Box 11130, Reno NV 89520 

 

RE:    MPA-14-003 & RZA 13-004 

APN:    122-100-23 & 122-100-24 

Service Address: 593-601 Lakeshore   

    

Owner:    Nevada Pacific Development Corporation 

  Phone:  Fax: Email: 

Mailing Address:  948 Incline Way 
     

 

Request:   
Applicant: Nevada Pacific Development Corporation  
• Property Owner: Nevada Pacific Development Corporation  
• Location: 593 and 601 Lakeshore Boulevard, Incline Village  
• Assessor’s Parcel Numbers: 122-100-23 and 122-100-24  
• Parcel Size: 9.1 acres total  
• Current Master Plan Category: Suburban Residential (SR)  
• Proposed Master Plan Category: Rural Residential (RR)  
• Current Regulatory Zone: High Density Suburban (HDS)  
• Proposed Regulatory Zone: High Density Rural (HDR)  
• Development Code: Authorized in Article 820, Amendment of Master Plan; and Article 821, 
Amendment of Regulatory Zone  
• Area Plan: Tahoe  
• Citizen Advisory Board: Incline Village/Crystal Bay  
• Commission District: 1 – Commissioner Berkbigler  
• Section/Township/Range: Section 17, T16N, R18E, MDM,  
Washoe, NV  
• Staff: Eva M. Krause, AICP, Planner Washoe County Community Services Department 
Planning and Development Division  
• Phone: 775-328-3796  
• E-mail: ekrause@washoecounty.us  
 
Comments and Conditions:  No Impact to the Incline Village General improvement District  

 

 

Completed by: Tim Buxton, Chief Inspector 

Phone: (775) 832-1246     Fax: (775) 832-1260 

Incline Village General Improvement District, 1220 Sweetwater Road, Incline Village NV 89451 

 
The contents of this transmission are intended only for the individual or entity to which it is addressed and may contain information that is privileged, confidential, 

and exempt from disclosure under applicable law.  If the reader of this message is not the intended recipient, you are hereby notified that any dissemination, 
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distribution, or copying of this communication is strictly prohibited.  If you receive this communication in error, please notify us immediately by telephone and 

return the original to us at the above address via US Postal Service.  We will reimburse you for your postage.   Thank you. 

 

 

 

 

Note:    Send information to the case planner as prescribed on the memo from 
Dawn or the Washoe County Development.    TLB 
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4-

REGIONAL TRANSPORTATION COMMISSION

PuI,Iic ‘Iransporiation Streets and Highways Planning

October 2, 2014 FR: Chrono/PL 183-14

Mr. Trevor Lloyd, Senior Planner
Ms. Eva Krause, Planner
Washoe County Community Services Department
Planning and Development Division
P.O. Box 11130
Reno, NV 89520

RE: RZA14-004 AND TM 14-002 (AUTUMN TRAILS)
MPAI4-003 AND RZAI3-004 (NEVADA PACIFIC DEVELOPMENT
CORPORATION)

We have reviewed the above applications and have no comments.

Thank you for the opportunity to comment on these applications. Please feel free to contact
me at 335-1918 if you have any questions or comments.

Sincerely,

Debra Goodwin
Planning Administrator

DG/jm

Copies: Bill Whitney, Washoe County Community Services Department
Marchon Miller, Regional Transportation Commission
Tina Wu, Regional Transportation Commission

/Washoe county no comment 101014

RTC Board: Bonnie Weber (Chair) . Sharon Zadra (Vice Chair) ‘ Neorna Jardon David Humke Ron Smith

PC Box 30002, Reno, NV 89520 ‘ 2050 Villanova Drive, Reno, NV 89502 775-348-0400 ‘ rtcwashoe corn
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