
  Planning Commission Staff Report 
 Meeting Date:  December 2, 2014 

 

Subject: Regulatory Zone Amendment Case Number RZA14-006 

Applicant: Nevada Pacific Development Corporation 

Agenda Item Number:  8.B. 
Proposed Amendment: Regulatory Zone Amendment Case Number RZA14-006 – To 

amend the Regulatory Zone map within the Tahoe Area Plan, 
being part of the Washoe County Comprehensive Plan, changing 
the zoning designation of APN 122-100-23 and APN 122-100-24 
(593 and 601 Lakeshore Boulevard) from High Density Suburban 
(HDS) to High Density Rural (HDR). 

  To reflect requested changes and to maintain currency of planning 
area data, administrative changes are proposed. These 
administrative changes include a revised map with updated parcel 
base and other matters properly relating thereto without prejudice 
to the final dispensation of the proposed amendments.  

Recommendation: Approve the Regulatory Zone Amendment by adopting the 
resolution and authorize Chair to sign  

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

Phone:  775.328.3796 
E-Mail: ekrause@washoecounty.us 

  

Description:  

Regulatory Zone Amendment Case Number RZA14-006 – To amend the Regulatory Zone 
map within the Tahoe Area Plan, being part of the Washoe County Comprehensive Plan, 
changing the zoning designation of APN 122-100-23 and APN 122-100-24 (593 and 601 
Lakeshore Boulevard) from High Density Suburban (HDS) to High Density Rural (HDR). The 
proposed regulatory zone amendment will reduce permissible density; increase minimum lot 
size and setback requirements; and permit one detached accessory dwelling in addition to an 
allowed primary dwelling unit on each property. 

To reflect requested changes and to maintain currency of planning area data, administrative 
changes are proposed. These administrative changes include a revised map with updated 
parcel base and other matters properly relating thereto without prejudice to the final 
dispensation of the proposed amendments.  

• Applicant: Nevada Pacific Development Corporation 
• Property Owner: Nevada Pacific Development Corporation 
• Location:  593 and 601 Lakeshore Boulevard, Incline Village 

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 

 

mailto:ekrause@washoecounty.us
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• 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 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 County, NV 
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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 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 Washoe County Development Code Article 821, Amendment of Regulatory 
Zone.  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.  
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Vicinity Map  

Subject Parcels 
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Existing and Proposed Regulatory Zone Maps 

Analysis 

This regulatory zoning map amendment is being done in conjunction with a Master Plan 
amendment, therefore much of the analysis has been done as part of the Master Plan 
Amendment MPA14-003 staff report.  The analysis provided in this staff report address those 
issues that are specific to the findings for the proposed zoning amendment.  

Approval of this regulatory zone amendment is contingent upon Master Plan Amendment 
MPA14-003 being adopted.  

Current Conditions 

Currently there is boundary line adjustment application in process reducing the property at 593 
Lakeshore Boulevard to±6.1 acres and increasing the property at 601 Lakeshore Boulevard to 
±2 acres.  The boundary line adjustment is permissible under both the current and proposed 
Master Plan and zoning designations and does not impact or change the analysis of the 
proposed amendment.  

The surrounding properties are all developed with single family residences.  The properties 
across the street (north side of Lakeshore Boulevard) from the subject parcels are smaller lots, 
average size 0.4 acres and are zoned Medium Density Suburban. The lake front parcels on 
either side of the subject parcels range from ±0.8 acres to ±4.4 acres. The parcels to the east 
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are zoned High Density Rural, while the properties to the west are zoned High Density 
Suburban.   

The current zoning designations of Medium Density Suburban and High Density Rural permit 
the building of an accessory dwelling on each lot, they are not allowed in High Density 
Suburban zones.  If approved the subject properties could potential build a main dwelling and 
guest house (detached accessory dwelling) on each property. The guest house would be limited 
to a maximum 1,500 square feet of living space. The zoning amendment does not change the 
allowable site coverage. 

While a 1,500 square foot detached accessory dwelling is permitted in all Rural Residential 
zones, it is also permitted in Low Density Suburban and an 800 square foot accessory dwelling 
is permitted in Medium Density Suburban zones.  Under the current master plan classification 
the applicant could ask for a zoning amendment to the Low or Medium Density Suburban zones 
without doing a master plan amendment.  Medium Density Suburban is consistent with the small 
properties to the north, but Low Density Suburban zoning is more compatible with the lot size 
and the residential development to the east and west.  The problem with the Low Density 
Suburban designation is that it would only apply to the two subject lots and risks being 
considered spot zoning. With approval of the master plan amendment and amending the 
regulatory zone, designation the subject properties as High Density Rural, the properties will be 
consistent with the properties to the east and compatible with the current development patterns 
in the surrounding area.  

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 

High Density Rural 
(HDR) 

North Medium Density 
Suburban  (MDS) 

High 

East High Density Rural 
(HDR) 

High 

West High Density 
Suburban (HDS) 

Medium 

High Compatibility:    Little or no screening or buffering necessary 
Medium Compatibility:    Some screening and buffering necessary 
Low Compatibility:    Significant screening and buffering necessary 
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Staff Comment on Required Findings  

Washoe County Development Code Section 110.821.15, 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. The proposed amendment is in substantial compliance with the policies and action 
programs of the Master Plan and the Regulatory Zone Map. 

Staff Comment: With the approval of the Master Plan Amendment MPA14-003, the 
proposed regulatory map amendment is consistent with the master plan map.  

2. 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. 

Staff Comment: While a 1,500 square foot detached accessory dwelling is permitted 
in all Rural Residential zones, it is also permitted in Low Density suburban and an 
800 square foot accessory dwelling is permitted in Medium Density Suburban zones.  
Under the current master plan classification the applicant could ask for a zoning 
amendment to the low or medium density suburban zones without doing the master 
plan amendment.   

3. 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. 

Staff Comment: The population and development predictions discussed in the Tahoe 
Area Plan document have not come to fruition. Changes to the Tahoe Regional Plan 
directing growth to the “town centers” and the growth control measures that effect all 
development within the Tahoe basin, has reduced the possibility of higher density 
suburban development on the subject property. The proposed zoning amendment is 
consistent with these changing conditions.  

4. 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 existing facilities and services have been established for the 
residential development that is permitted under the proposed zoning.  The zoning 
amendment reduces the potential for more development in the future.  

5. 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 does not adversely impact any of the 
policies or action plans of the Tahoe Area Plan, or any of the implementation policies 
and action programs of the Washoe County Master Plan.   
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6. 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 projected population growth for the Tahoe area has not been 
attained and with the growth control limits that are controlled by the Tahoe Regional 
Plan, suburban growth outside of the “town centers” is not permitted.  The proposed 
amendment promotes the goals and policies of the Tahoe Regional Plan.  

7. The proposed amendment will not affect the location, purpose and mission of a 
military installation. 

Staff Comment: There are no military installations in the area affected by this 
proposed amendment.  

Recommendation  

Those agencies which reviewed the application provided commentary in support of approval of 
the project. 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 attached Regulatory Zone Map (Exhibit A) and authorize the chair to sign the 
resolution (Exhibit B) amending the regulatory zone map within the Tahoe Area Plan, being part 
of the Washoe County Comprehensive Plan, changing the zoning designation of APN 122-100-
23 and APN 122-100-24 (593 and 601 Lakeshore Boulevard) from High Density Suburban 
(HDS) to High Density Rural (HDR); and to reflect requested changes and to maintain currency 
of planning area data, making administrative changes to the Tahoe area plan. These 
administrative changes include a revised map with updated parcel base and other matters 
properly relating thereto without prejudice to the final dispensation of the proposed amendment; 
having made all of the following findings in accordance with Washoe County Development Code 
Section 110.821.15:  

1. The proposed amendment is in substantial compliance with the policies and action 
programs of the Master Plan and the Regulatory Zone Map. 

2. 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. 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. 
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4. 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. The proposed amendment will not adversely affect the implementation of the policies 
and action programs of the Washoe County Master Plan. 

6. 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.  

7. The proposed amendment will not affect the location, purpose and mission of a 
military installation. 

Appeal Process 

An action of denial by the Planning Commission may be appealed to the Board of County 
Commissioners as specified in Section 110.821.25 of the Washoe County Development Code 
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: . 
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 
 

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER 
RZA14-006 AND THE AMENDED TAHOE REGULATORY ZONE MAP  

 
Resolution Number 14-___ 

Whereas Regulatory Zone Amendment Case Number RZA14-006, 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 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 Development Code, Article 821, Amendment of Regulatory Zone; 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: 

1. Is in substantial compliance with the policies and action programs of the Master Plan 
and the Regulatory Zone map; 

2. Will provide for land use compatible with (existing or planned) adjacent land uses, and 
will not adversely impact the public health, safety or welfare; 

3. Responds to changed conditions or further studies that have occurred  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. There are adequate transportation, recreation, utility, and other facilities to 
accommodate the uses and densities permitted by the proposed Regulatory Zone 
Amendment; 

5. Will not adversely affect the implementation of the policies and action programs of the 
Washoe County Master Plan, 

6. 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 

RZA14-006 
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Planning Commission Resolution 14- 
Regulatory Zone Amendment  
Case Number RZA14-006  
 
 

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

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby recommend 
adoption of Regulatory Zone Amendment Case Number RZA14-006, comprised of the map, 
descriptive matter, administrative changes required to maintain currency of the planning area and other 
matter intended to constitute the amendment as submitted at public hearing noted above. 

 

ADOPTED on December 2, 2014. 

 WASHOE COUNTY PLANNING COMMISSION 

ATTEST: 

 

 

    

 Carl R. Webb, Jr., AICP, Secretary Roger M. Edwards, Chairman 

Page 2 of 2 
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