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MASTER PLAN AMENDMENT AND 
REGULATORY ZONE AMENDMENT 
CASE NUMBERS: 

WMPA22-0002 and WRZA22-0002 (Palomino 
Farms) 

BRIEF SUMMARY OF REQUEST: To reconfigure the master plan category and 
regulatory zone within the Warm Springs Specific 
Plan area. 

STAFF PLANNER: Roger Pelham, Senior Planner 
Phone Number: 775.328.3622 
Email: rpelham@washoecounty.gov 

CASE DESCRIPTION 

Master Plan Amendment Case Number 
WMPA22-0002 (Palomino Farms) – For 
hearing, discussion and possible action to adopt 
a resolution amending the Washoe County 
Master Plan, Warm Springs Area Plan and the 
Warm Springs Specific Plan to reconfigure and 
adjust the master plan category on several 
parcels of land from ±890.35 acres of Suburban 
Residential, ±235.41 acres of Rural and ±18.82 
acres of Commercial to ±889.08 acres of 
Suburban Residential, ±240.61 acres of Rural 
and ±18.78 acres of Commercial, which will 
concentrate all areas of commercial master plan 
designations near the intersection of Pyramid 
Highway and Whiskey Springs Road. 

Regulatory Zone Amendment Case Number 
WRZA22-0002 (Palomino Farms) – For hearing, 
discussion and possible action to adopt a 
resolution recommending an amendment to the 
Warm Springs Regulatory Zone Map to 
reconfigure and adjust the regulatory zone on 
several parcels of land from ±867.83 acres of Low 
Density Suburban, ±235.41 acres of General 
Rural, ±18.82 acres of General Commercial, 
±12.29 acres of Public/Semi-Public Facilities, and 
±10.24 acres of Parks and Recreation to ±866.28 
acres of Low Density Suburban, ±240.61 acres of 
General Rural, ±18.86 acres of General 
Commercial, ±12.63 acres of Public/Semi-Public 
Facilities and ±10.09 acres of Parks and 
Recreation, which will concentrate all areas of commercial regulatory zone near the intersection of Pyramid 
Highway and Whiskey Springs Road and relocate the Public and Semi Public Facilities and Parks and 
Recreation Regulatory zones adjacent to Whisky Springs Road, approximately 3/4 mile east of its 
intersection with Pyramid Highway. 

The regulatory zone amendment is subject to final approval by the Board of County Commissioners of the 
associated master plan amendment and a finding of conformance with the Truckee Meadows Regional Plan 
by regional planning authorities. If approved, authorize the chair to sign resolutions to this effect.   

Vicinity Map 
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Applicant/Owner: Palomino Farms, Attn: Michael Benjamin 

Location: On both the north and south sides of Whiskey Springs Road, beginning 
at Pyramid Highway on the west, and continuing approximately two miles 
to the east 

APN: 077-090-03, 070-090-07, 077-090-13, 077-090-14, 077-090-15, 077-
340-04, 077-340-05, 077-340-44, 077-340-45 

Parcel Size: ± 1144.6 acres (total) 

Existing Master Plan: Suburban Residential (SR, ±890.35 acres), Rural (R, ±235.41 acres), 
Commercial (C, ±18.82 acres) 

Existing Regulatory Zone: Low Density Suburban (LDS, 1 dwelling per acre, ±867.83 acres), 
General Rural (GR, 1 dwelling per 40 acres, ±235.41 acres), General 
Commercial (GC, ±18.82 acres), Public and Semi Public Facilities (PSP, 
±12.29 acres), Parks and Recreation (PR, ±10.24 acres) 

Proposed Master Plan: Suburban Residential (SR, ±889.08 acres), Rural (R, ±240.61 acres), 
Commercial (C, ±18.78 acres) 

Proposed Regulatory Zone: Low Density Suburban (LDS, 1 dwelling per acre, ±866.28 acres), 
General Rural (GR, 1 dwelling per 40 acres, ±240.61 acres), General 
Commercial (GC, ±18.86 acres), Public and Semi Public Facilities (PSP, 
±12.63 acres). Parks and Recreation (PR, ±10.09 acres) 

Area Plan: Warm Springs 

Development Code: Authorized in Article 820, Amendment of Master Plan and Article 821, 
Amendment of Regulatory Zone. 

Commission District: 5 – Commissioner Herman 

STAFF RECOMMENDATION 

APPROVE 
APPROVE WITH 

CONDITIONS 
DENY 

POSSIBLE MOTIONS 

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 resolution contained as Exhibit A to this staff report to amend the Master Plan as set 
forth in Master Plan Amendment Case Number WMPA22-0002 having made at least 3 of the 
five findings required by Washoe County Code Section 110.820.15(d).  I further move to certify 
the resolution and the proposed Master Plan Amendments in WMPA22-0002 as set forth in this 
staff report for submission to the Washoe County Board of County Commissioners and authorize 
the chair to sign the resolution on behalf of the Planning Commission. 

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 adopt the 
resolution included as Exhibit B, recommending adoption of Regulatory Zone Amendment 
Case Number WRZA22-0002 having made all findings required by Washoe County Code 
Section 110.821.15(d)   I further move to certify the resolution and the proposed Regulatory 
Zone Amendment in WRZA22-0002 as set forth in this staff report for submission to the Washoe 
County Board of Commissioners and authorize the chair to sign the resolution to this effect on 
behalf of the Washoe County Planning Commission. 
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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.gov, select departments, planning 
and building, then planning documents  (Master Plan, Regulatory Zone) - or it may be obtained at 
the front desk of the Washoe County Planning and Building 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 Board of County Commissioners.  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 
plan amendments require a change to the Master Plan and are processed in accordance with 
Washoe County Chapter 110 (Development Code), Article 820, Amendment of Master Plan. 

When making a recommendation to the Washoe County Board of County Commissioners to adopt 
a master plan amendment, the Planning Commission must make at least three of the five findings 
as set forth in Washoe County Code (WCC) Section 110.820.15(d).  If a military installation is 
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required to be noticed, then an additional finding of fact pursuant to WCC Section 110.820.15(d)(6) 
is required.  If there are findings relating to master plan amendments contained in the Area Plan 
in which the subject property is located, then the Planning Commission must also make all of those 
findings.  A recommendation to adopt the master plan amendment requires an affirmative vote of 
at least 2/3’s of the Planning Commission’s total membership. 

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 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. 
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Existing and Proposed Master Plan Category Map 

 

Existing and Proposed Regulatory Zone Category Map 
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Background 

In general terms, the applicant is seeking to modify the location of the master plan categories and 
regulatory zones on several parcels resulting in Suburban Residential (SR, ±889.08 acres), Rural 
(R, ±240.61 acres), Commercial (C, ±18.78 acres), Low Density Suburban (LDS, 1 dwelling per 
acre, ±866.28 acres), General Rural (GR, 1 dwelling per 40 acres, ±240.61 acres), General 
Commercial (GC, ±18.86 acres), Public and Semi Public Facilities (PSP, ±12.63 acres). Parks 
and Recreation (PR, ±10.09 acres). The overall result is a slight reduction in the potential number 
of dwellings, by approximately seven dwellings. Otherwise, the area of the master plan categories 
and regulatory zones remain essentially unchanged but relocated to other areas within the subject 
site. That subject site consists of several contiguous parcels of land. 

There are several minor discrepancies between the existing and proposed amounts of both 
master plan and regulatory zone areas due to technological advances and better/updated 
mapping software and techniques. 

The current request does not include any development, rather, the current requests are to “move 
the colors on the map” in the simplest of terms. 

Current Conditions 

The majority of the subject site subject to this master plan and amendment and regulatory zone 
amendment is currently vacant and/or utilized for agricultural activity and that activity is not 
proposed to change as part of this MPA / RZA request. Future development of the proposed 
commercial area is anticipated at some point in the future and will be subject to all generally 
applicable development standards for the use proposed. 

Change of Conditions 

The applicant seeks to consolidate all commercial area into one area, as may be later developed 
as a “village center” or a commercial “node” as contemplated in the Warm Springs Specific Plan, 
and as is further defined in the evaluation of compliance with Master Plan policies, later in this 
report. 

Desired Pattern of Growth 

The proposed reconfiguration of commercial, suburban and rural land uses provides for the 
potential to keep large areas of agricultural use and reduces the number of allowable dwellings 
by approximately seven. This furthers the desired pattern of growth within the specific plan. 

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 overall 
compatibility of the proposed Master Plan Designations and Regulatory Zones essentially does 
not change. All of the changes are being made within the subject site, which consists of several 
parcels of land. The changes all take place within the overall site and do not materially change 
the compatibility in relation to surrounding parcels within the specific plan area. 

Availability of Facilities 

Facilities have been evaluated and were found to be sufficient with the approval of the specific 
plan. Adjusting the location of proposed master plan and zoning areas does not materially affect 
the overall provision of appropriate facilities. 
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Area Plan Evaluation 

The subject site is located within the Warm Springs Area Plan and the Warm Springs Specific 
Plan. The following are area plan and specific plan policies. Staff’s evaluation of the proposed 
changes in light of each policy follow in italics. 

The following policy is contained both in the Area Plan at WS.3.1 and in the Specific Plan at 
WSSP.3.5: 

WS.3.1 Ensure that applications for zone changes, major project reviews, tentative subdivision 
maps, parcel maps, special use permits, and division of land maps show that the following water 
resource criteria are met:  

A. Existing certificated and permitted agricultural and stockwater groundwater rights, 
issued as of July 31, 1990, are utilized in a proportional amount to serve proposed 
development. In order to balance the existing, issued groundwater rights with the planning 
perennial yield of the basin, two and one-half acre feet of groundwater rights per dwelling 
unit will be dedicated to Washoe County. A maximum of 3,097 residential dwelling units 
on individual wells may be developed in the Warm Springs Valley Hydrographic Basin 
based on the planning perennial yield of groundwater. Additional water rights will be 
dedicated to Washoe County for common landscaped areas, community swimming pools, 
pastures, etc. within residential developments.  

B. Parcels created by applications submitted through September 4, 1990, may develop 
for residential uses without the requirement for dedication of water rights. When existing 
parcels are subdivided, new parcels will require the dedication of water rights; however, 
one parcel will be designated as existing and will not have to dedicate water rights. The 
Washoe County Department of Community Development will track the date of parcel 
subdivisions.  

C. Commercial and industrial development, to include public facilities, golf courses, etc., 
will be required to document project water demand and supply sufficient groundwater 
rights for the project. If existing certificated and/or permitted irrigation or stock-watering 
groundwater rights, issued as of July 31, 1990, are used to serve the proposed project, 
then water rights will be dedicated to Washoe County at a ratio of 43 percent of existing 
groundwater rights to one acre-foot of demand. This ratio is necessary to balance the 
existing, issued groundwater rights with the planning perennial yield of the basin.  

D. Water rights for all development in the Warm Springs planning area will be dedicated 
to Washoe County at the time of parcel map filing or project recordation. These water 
rights will be irrevocably tied to the Warm Springs Hydrographic Basin.  

E. The creation of parcels and lots in the Warm Springs Valley Hydrographic Basin shall 
require dedication of water rights to Washoe County in quantities that are consistent with 
the water use standards set by Washoe County Ordinance 586 and the policies adopted 
in this Area Plan.  

F. Residential, commercial, and industrial development must be based upon perennial 
yield groundwater resources without reliance upon groundwater mining or recharge from 
agricultural uses. The Washoe County Board of County Commissioners will not approve 
these types of development if the demands upon the proposed permanent source of water 
supply exceed the perennial yield of the hydrographic basin or exceed artificial recharge 
as authorized by the State Engineer under a recharge/recovery permit. 

The relocation of areas of master plan and zoning, within the overall subject site, does not 
increase the demand for groundwater and may be one step in a series of possible subsequent 
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actions to bring treated effluent water to the area for agricultural use, thus increasing the overall 
water supply in the area. The following is an excerpt from page 4 of the application materials: 

 

WS.4.4 Ensure that land in the Warm Springs planning area shown as Rural on the Master Plan 
map is developed with the following additional conditions:  

A. Parcels will be permitted to be created for 40 acres or larger. No more than 1,604 
residential parcels, on individual wells, will be created in the Warm Springs Hydrographic 
Basin. This development of parcels is based on the planning perennial yield of 
groundwater in the basin. 

The relocation of areas of master plan and zoning, within the overall subject site, and the minor 
reduction in allowable dwellings by approximately seven, does not allow for the creation of parcels 
of land smaller than 40 acres in the rural master plan area and does not allow for more than 1604 
dwellings within the hydrographic basin. 

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

• Public/Semi-Public Facilities (PSP)  

• Parks and Recreation (PR)  

• Open Space (OS)  

• Specific Plan (SP)  

• General Rural (GR)  

• General Rural Agricultural (GRA) 
 
The proposed changes are within the specific plan (SP). 

WS.5.2 Restrict access to Pyramid Lake Highway. 

The relocation of areas of master plan and zoning, within the overall subject site, includes creation 
of a commercial “node” near the intersection of Pyramid Highway and Whiskey Springs Road, but 
does not locate more commercial adjacent to Pyramid Lake Highway, thus supporting restricted 
access to that facility. 

WS.6.2 Designate future park sites in the Warm Springs planning area. 

The relocation of areas of master plan and zoning, within the overall subject site, includes locating 
both Parks and Recreation and Public and Semi-Public Facilities regulatory zones just east of the 
proposed commercial node, creating the possibility for a “town center” area. 

WSSP.1.3 PRESERVE THE SCENIC RESOURCES AND VIEWS OF THE WARM SPRINGS 
PLANNING AREA AS SEEN FROM THE PYRAMID LAKE HIGHWAY. FUTURE 
DEVELOPMENT SHOULD BE SET BACK A MINIMUM OF 250 FEET FROM PYRAMID LAKE 
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HIGHWAY TO ENSURE THAT THE SCENIC VIEWS OF THE WIDE VALLEY FLOOR AND 
SURROUNDING RIDGES AND MOUNTAINS ARE NOT DEGRADED. FUTURE 
DEVELOPMENT ADJACENT TO PYRAMID LAKE HIGHWAY SHOULD COMPLEMENT AND 
ENHANCE THE RURAL CHARACTER OF THE PLANNING AREA.  

WSSP.1.3.1 A buffer should be provided between all property lines and pavement along 
all rural collectors and the spine road. Fences, walls or structures should not be permitted 
in these areas. Development designs shall be encouraged to maintain a compatible 
landscaping theme for these buffer areas throughout the SP area. 

The relocation of areas of master plan and regulatory zones, within the overall subject site, 
includes placing commercial areas at least 250 feet from Pyramid Lake Highway, and supports 
this policy. 

WSSP.5.3 DEVELOP THE WARM SPRINGS SPECIFIC PLAN AREA WITH NO MORE THAN 
1,571 RESIDENTIAL UNITS ON INDIVIDUAL DOMESTIC WELLS. THIS LEVEL OF 
RESIDENTIAL DEVELOPMENT WILL PROTECT THE GROUNDWATER AVAILABLE FOR 
EXISTING AND FUTURE RESIDENTIAL DEVELOPMENT OUTSIDE THE SPECIFIC PLAN 
AREA. 

The relocation of areas of master plan and zoning, within the overall subject site, and the minor 
reduction in allowable dwellings by approximately seven, does not allow for the creation of parcels 
of land smaller than 40 acres in the rural master plan area and does not allow for more than 1604 
dwellings within the hydrographic basin. 

WSSP.6.2 RESTRICT ACCESS TO PYRAMID LAKE HIGHWAY. 

The relocation of areas of master plan and zoning, within the overall subject site, includes creation 
of a commercial “node” near the intersection of Pyramid Highway and Whiskey Springs Road, but 
does not locate more commercial adjacent to Pyramid Lake Highway, thus supporting restricted 
access to that facility. 

WSSP.7.3 PROVIDE LINKED OPEN SPACE CORRIDORS THROUGHOUT THE SP AREA TO 
ACCOMMODATE PEDESTRIAN, EQUESTRIAN AND BICYCLE MOVEMENT BETWEEN 
RESIDENTIAL AND MAJOR RECREATION NODES. 

The relocation of areas of master plan and zoning, within the overall subject site, neither promotes 
nor inhibits this goal. Compliance with this goal will be evaluated when a development project is 
proposed. 

WSSP.7.5 DESIGNATE FUTURE PARK SITES IN THE SPECIFIC PLAN AREA. 

The relocation of areas of master plan and zoning, within the overall subject site, includes locating 
both Parks and Recreation and Public and Semi-Public Facilities regulatory zones just east of the 
proposed commercial node, creating the possibility for a “town center” area. 

Development Suitability within the Warm Springs Area Plan 

According to the Warm Springs Development Suitability Map, much of the subject site is within the 
1% FEMA flood hazard area. The relevant portion of that map follows: 
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Because the areas of master plan and zoning are proposed to be relocated, within the overall 
subject site, the proposed changes neither enhance nor degrade the development suitability of 
the area. 

Public Notice 

Notice for Regulatory Zone amendments must be given in accordance with the provisions of 
Nevada Revised Statutes 278.260, as amended. 
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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:  53 property owners within 1,200 feet of the subject parcel(s) were 
noticed by mail not less than 10 days before today’s public hearing. 

 

Notice for master plan amendments must be given in accordance with the provisions of Nevada 
Revised Statutes 278.210(1), as amended and WCC Section 110.820.23.  Notice was provided in 
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a newspaper of general circulation within Washoe County at least 10 days before the public 
hearing date.  A legal ad was placed with the Reno Gazette Journal for May 27, 2022. 

Neighborhood Meeting 

NRS 278.210(2) and WCC Section 110.820.20 require a neighborhood meeting for any proposed 
master plan amendment.  The neighborhood meeting was held at Ironwood Event Center, 5600 
Whiskey Springs Road, on Tuesday, April 26, 2022, from 5:30 to 6PM. No members of the 
community attended the meeting. Planning staff and the applicant’s representatives were present 
beginning at 5:30PM, when no one arrived to discuss the proposed amendments, the meeting was 
ended at 6:00PM. 

Agency Comments 

The following agencies/individuals received a copy of the project application for review and 
evaluation. 

Agency 
Sent to 
Review 

Responded 
Provided 

Conditions 
Contact 

Army Corp of Engineers ☒ ☐ ☐  

Bureau of Indian Affairs ☒ ☐ ☐  

NRCS ☒ ☐ ☐  

BLM – Nevada State 
Office 

☒ ☐ ☐  

US Fish and Wildlife ☒ ☐ ☐  

US Forest Service – State 
Office 

☒ ☐ ☐  

US Postal Service ☒ ☐ ☐  

Nevada Dept of Env 
Protection 

☒ ☐ ☐  

NDF- Endangered Species ☒ ☐ ☐  

Nevada Dept of 
Transportation 

☒ ☐ ☐  

Washoe County Parks & 
Open Spaces 

☒ ☒ ☐ Sophia Kirschenman 
775.328-3600 

Washoe County Water 
Rights  

☒ ☒ ☐ Vahid Behmaram, 
775.328.3600 

Washoe County 
Engineering 

☒ ☒ ☐ Robert Wimer, 775.328.2059 

Washoe County Sherriff ☒ ☐ ☐  

WCHD – Air Quality ☒ ☐ ☐  

WCHD – Environment 
Health 

☒ ☐ ☐  

WCHD- EMS ☒ ☒ ☐ Jackie Lawson, 
775.326.6051 

Truckee Meadows Fire 
Protection District 

☒ ☒ ☒ Brittany Lemon, 
775.326.6079 

RTC Washoe ☒ ☐ ☐  

Washoe Storey 
Conservation District 

☒ ☒ ☐ J.L. Shaffer, 775.750.8272 

Washoe County School 
District 

☒ ☐ ☐  

Pyramid Lake Paiute Tribe ☒ ☐ ☐  

WMPA22-0002 
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Reno/Sparks Indian 
Colony 

☒ ☐ ☐  

Nevada Historic 
Preservation 

☒ ☐ ☐  

Washoe Tribe of Nevada ☒ ☐ ☐  

Palomino Valley GID ☒ ☐ ☐  

City of Sparks - Planning ☒ ☒ ☐ Jim Rundle, 775.353.7827 

City of Reno – Planning ☒ ☐ ☐  

AT&T ☒ ☒ ☐ Cliff Cooper, 775.683.5258 

NV Energy ☒ ☐ ☐  

Truckee Meadows 
Regional Planning 

☒ ☒ ☐ Nate Kusha, 775.321.8385 

Utilities Inc. ☒ ☐ ☐  

Staff Comment on Required Findings Master Plan Amendment  

WCC Section 110.820.15(d) requires the Planning Commission to make at least three of the five 
findings of fact to recommend approval of the amendments to the Washoe County Board of County 
Commissioners.  The following findings and staff comments on each finding are presented for the 
Planning Commission’s consideration: 

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

Staff Comment:  There are no policies that prohibit the relocation of areas of master plan 
and zoning, within the overall subject site. Locating both Parks and Recreation and Public 
and Semi-Public Facilities regulatory zones just east of the proposed commercial node, 
creating the possibility for a “town center” area, furthers the goals of the specific plan. All 
relocated commercial areas are more than 250 feet from Pyramid Lake Highway furthering 
the goals of the specific plan. Therefore, 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. 

Staff Comment: Relocation of areas of master plan and zoning, within the overall subject 
site does not allow for new uses that were not previously considered and found to be 
compatible with the surrounding area. Therefore, 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.  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:  Conditions of the subject site are substantially similar to the past; however, 
the proposed configuration of master plan and zoning may facilitate a series of possible 
subsequent actions to bring treated effluent water to the area for agricultural use, thus 
increasing the overall water supply in the area. 

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. 

WMPA22-0002 
& WRZA22-0002 
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Staff Comment:  The proposed configuration of master plan and zoning results in 
approximately seven fewer unit therefore the overall demand for facilities is reduced. 

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. 

Staff Comment:  The proposed configuration of master plan and zoning within the specific 
plan results in approximately seven fewer unit therefore the overall demand for facilities is 
reduced. The future possibility of importation of treated effluent for agricultural use may 
decrease the demand for groundwater, thus reducing the natural resource impairment. 

Staff Comment on Required Findings Regulatory Zone Amendment  

WCC Section 110.821.15(d) 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 Master Plan. The proposed amendment is in substantial compliance with 
the policies and action programs of the Master Plan and the Regulatory Zone Map. 

Staff Comment: There are no policies that prohibit the relocation of areas of master plan 
and zoning, within the overall subject site. Locating both Parks and Recreation and Public 
and Semi-Public Facilities regulatory zones just east of the proposed commercial node, 
creating the possibility for a “town center” area, furthers the goals of the specific plan. All 
relocated commercial areas are more than 250 feet from Pyramid Lake Highway furthering 
the goals of the specific plan. Therefore, 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. 

Staff Comment: Relocation of areas of master plan and zoning, within the overall subject 
site does not allow for new uses that were not previously considered and found to be 
compatible with the surrounding area. Therefore, 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. 

Staff Comment: Conditions of the subject site are substantially similar to the past; however, 
the proposed configuration of master plan and zoning may facilitate a series of possible 
subsequent actions to bring treated effluent water to the area for agricultural use, thus 
increasing the overall water supply in the area 

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. 
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Staff Comment: The specific plan as adopted, has been found to be in conformance with 
the Truckee Meadows Regional Plan therefore 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, as no intensification of land use is 
proposed. 

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: Locating both Parks and Recreation and Public and Semi-Public Facilities 
regulatory zones just east of the proposed commercial node, creating the possibility for a 
“town center” area, furthers the goals of the specific plan. All relocated commercial areas 
are more than 250 feet from Pyramid Lake Highway furthering the goals of the specific 
plan. Therefore, the proposed amendment is in substantial compliance with the policies 
and action programs of the 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 proposed configuration of master plan and zoning within the specific 
plan results in approximately seven fewer unit therefore the overall demand for facilities is 
reduced. The future possibility of importation of treated effluent for agricultural use may 
decrease the demand for groundwater, thus reducing the natural resource impairment. 

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

Staff Comment: There is no military installation within the area required to be noticed for 
this change, therefore there cannot be an effect.  

Recommendations 

It is recommended that the Washoe County Planning Commission adopt the resolution contained 
as Exhibit A to this staff report to amend the Master Plan as set forth in Master Plan Amendment 
Case Number WMPA22-0002. It is further recommended that the Planning Commission forward 
the master plan amendment to the Washoe County Board of County Commissioners for their 
consideration of adoption.   

Those agencies which reviewed the regulatory zone amendment 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  Case Number WRZA22-0002 be 
recommended for adoption to the Board of County Commissioners. 

The following motions are provided for your consideration: 

Motion for Master Plan Amendment WMPA22-0002   

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 resolution contained as Exhibit A to this staff report to amend the Master Plan as set forth in 
Master Plan Amendment Case Number WMPA22-0002 having made at least three of the  following 
five findings in accordance with Washoe County Code Section 110.820.15(d).  I further move to 
certify the resolution and the proposed Master Plan Amendments in WMPA22-0002 as set forth in 

WMPA22-0002 
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this staff report for submission to the Washoe County Board of County Commissioners and 
authorize the chair to sign the resolution on behalf of the Planning Commission. 

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.  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 Master Plan designation. 

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. 

Motion for Regulatory Zone Amendment WRZA22-0002 

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 adopt the resolution 
included as Exhibit B, recommending adoption of Regulatory Zone Amendment Case Number 
WRZA22-0002 having made all of the following findings in accordance with Washoe County Code 
Section 110.821.15(d).  I further move to certify the resolution and the proposed Regulatory Zone 
Amendment in WRZA22-0002 as set forth in this staff report for submission to the Washoe County 
Board of Commissioners and authorize the chair to sign the resolution on behalf of the Washoe 
County Planning Commission.  

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

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 affect the 
implementation of the policies and action programs of the Washoe County Master 
Plan. 
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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/Property Owner:  Palomino Farms, Attn: Michael Benjamin 
E-mail: mikebenjamin@mac.com  

Representatives: Christy Corporation, Attn: Mike Railey and Lisa Nash 
E-mail: mike@christynv.com, lisa@christynv.com  

WMPA22-0002 
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 

ADOPTING AMENDMENTS TO THE WASHOE COUNTY MASTER PLAN,  
WARM SPRINGS AREA PLAN, AND THE WARM SPRINGS SPECIFIC PLAN, MASTER 
PLAN MAP (WMPA22-0002), TO RECONFIGURE AND ADJUST THE MASTER PLAN 

CATEGORY ON SEVERAL PARCELS OF LAND FROM ±890.35 ACRES OF SUBURBAN 
RESIDENTIAL, ±235.41 ACRES OF RURAL AND ±18.82 ACRES OF COMMERCIAL TO 

±889.08 ACRES OF SUBURBAN RESIDENTIAL, ±240.61 ACRES OF RURAL AND ±18.78 
ACRES OF COMMERCIAL, WHICH WILL CONCENTRATE ALL AREAS OF COMMERCIAL 

MASTER PLAN DESIGNATIONS NEAR THE INTERSECTION OF PYRAMID HIGHWAY AND 
WHISKEY SPRINGS ROAD AND RECOMMENDING ITS ADOPTION TO THE BOARD OF 

COUNTY COMMISSIONERS (APNS 077-090-03, 070-090-07, 077-090-13, 077-090-14, 077-
090-15, 077-340-04, 077-340-05, 077-340-44, 077-340-45)

Resolution Number 22-11 

Whereas, Master Plan Amendment Case Number WMPA22-0002 came before the Washoe 
County Planning Commission for a duly noticed public hearing on June 7, 2022; and 

Whereas, the Washoe County Planning Commission heard public comment and input from both 
staff and the public regarding the proposed master plan amendments; and 

Whereas, the Washoe County Planning Commission gave reasoned consideration to the 
information it received regarding the proposed master plan amendments; 

Whereas, the Washoe County Planning Commission has made the following findings necessary 
to support adoption of the proposed Master Plan Amendment Case Number WMPA22-0002, 
as set forth in NRS chapter 278 and Washoe County Code Chapter 110 (Development 
Code), Article 820: 

Washoe County Code Section 110.820.15 (d) Master Plan Amendment 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.  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.

WMPA22-0002 & WRZA22-0002 
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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. 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 pursuant to NRS 278.210(3): 

(1) Subject to approval by the Washoe County Board of County Commissioners and a finding 
of conformance with the Truckee Meadows Regional Plan, the Washoe County Planning 
Commission does hereby adopt Master Plan Amendment Case Number WMPA22-0002, 
comprised of the map as included at Exhibit A to this resolution, descriptive matter and 
other matter intended to constitute the amendments as submitted at t h e  public 
hearing noted above; and, 

(2) To the extent allowed by law, this approval is subject to the conditions adopted by the 
Planning Commission at the public hearing noted above.  

A certified copy of this resolution shall be submitted to the Board of County Commissioners and 
any appropriate reviewing agencies in accordance with NRS 278.220. 
 
 
 
ADOPTED on June 7, 2022 
 
 
  WASHOE COUNTY PLANNING COMMISSION 
 
 
ATTEST: 
 
 
 
 
    
Trevor Lloyd, Secretary Francine Donshick, Chair 
 
 

 

 
Attachment:  Exhibit A – Warm Springs Master Plan Map 
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE 
NUMBER WRZA22-0002 AND AMEND THE WARM SPRINGS REGULATORY ZONE 
MAP TO RECONFIGURE AND ADJUST THE REGULATORY ZONE ON SEVERAL 

PARCELS OF LAND FROM ±867.83 ACRES OF LOW DENSITY SUBURBAN, 
±235.41 ACRES OF GENERAL RURAL, ±18.82 ACRES OF GENERAL 

COMMERCIAL, ±12.29 ACRES OF PUBLIC/SEMI-PUBLIC FACILITIES, AND ±10.24 
ACRES OF PARKS AND RECREATION TO ±866.28 ACRES OF LOW DENSITY 

SUBURBAN, ±240.61 ACRES OF GENERAL RURAL, ±18.86 ACRES OF GENERAL 
COMMERCIAL, ±12.63 ACRES OF PUBLIC/SEMI-PUBLIC FACILITIES AND ±10.09 

ACRES OF PARKS AND RECREATION, WHICH WILL CONCENTRATE ALL AREAS 
OF COMMERCIAL REGULATORY ZONE NEAR THE INTERSECTION OF PYRAMID 

HIGHWAY AND WHISKEY SPRINGS ROAD AND RELOCATE THE PUBLIC AND 
SEMI PUBLIC FACILITIES AND PARKS AND RECREATION REGULATORY ZONES 

ADJACENT TO WHISKY SPRINGS ROAD, APPROXIMATELY 3/4 MILE EAST OF 
ITS INTERSECTION WITH PYRAMID HIGHWAY.  (APNS 077-090-03, 070-090-07, 

077-090-13, 077-090-14, 077-090-15, 077-340-04, 077-340-05, 077-340-44, 077-340-
45) 

Resolution Number 22-12 

Whereas Regulatory Zone Amendment Case Number WRZA22-0002, came before the Washoe 
County Planning Commission for a duly noticed public hearing on June 7, 2022; 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 
pending  adoption of the accompanying proposed Master Plan Amendment (WMPA22-0002) by 
the Washoe County Board of County Commissioners and a finding of conformance 
by the Truckee Meadows Regional Planning Commission; 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 meets the following: 
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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 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; and 

 

 

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby 
recommend adoption of Regulatory Zone Amendment Case Number WRZA22-0002 and the 
amended Warm Springs Regulatory Zone Map included as Exhibit A to this resolution to the 
Washoe County Board of County Commissioners. 
 

 

 

 

ADOPTED on June 7, 2022. 
 
 

  WASHOE COUNTY PLANNING COMMISSION 
 
 

ATTEST: 
 

 

 

 

    

Trevor Lloyd, Secretary Francine Donshick, Chair 
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Warm Springs Regulatory Zone Map 
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PALOMINO FARMS 

Master Plan Amendment 

and 

Regulatory Zone Amendment 

Prepared for: 

Palomino Farms LLC 

200 Mile Circle Drive 

Reno, Nevada 89511 

Prepared by: 

Christy Corporation, Ltd. 

1000 Kiley Parkway 

Sparks, Nevada 89436 

(775) 502-8552

January 10, 2022 

Revised February 25, 2022 
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1000 Kiley Parkway        Sparks, NV 89436    o    (775)502-8552 

March 24, 2022 

Roger Pelham 
Washoe County Planning 
1001 E. Ninth Street, Building B 
Reno, Nevada 89512 

Re: Palomino Farms Master Plan and Regulatory Zone Amendments 

Dear Roger, 

As discussed, the purpose of this letter is to provide clarifications on two minor points 
raised by Washoe County staff in their review of the above noted project.  First, the 
submitted application references a Rural Residential Master Plan designation in both the 
existing and proposed land use plan.  Please accept this letter as an acknowledgment that 
the land use designation should be Rural rather than Rural Residential. 

Second, the land use areas presented in the submitted materials reflect the best data 
available to us at the time and are based on Washoe County Assessor records.  It is fully 
recognized that due to technological advances and better/updated mapping software and 
techniques that the final acreages of the proposed land uses may vary slightly from what 
was presented in the application. 

Thank you for your ongoing assistance with the Palomino Farms project.  Please do not 
hesitate to contact me at mike@christynv.com or (775) 250-3455 should you have any 
questions, concerns, or require additional information. 

Sincerely, 

Mike Railey 
Planning Manager 

cc: Mike Benjamin/Brian Murphy – Palomino Farms 
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