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Request for comment from other local government and/or affected entities 

None at this time 

Other information for review 

None at this time 

Please do not hesitate to contact TMRPA staff at 775-321-8385 if you have any questions or comments 

on this initial review memorandum. For more information, you can access the 2019 Truckee Meadows 

Regional Plan and the Regional Data Viewer at www.tmrpa.org. 
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Project Request  

This is application contains two requests: 

1. A Master Plan Amendment to change the Master Plan land use designation of a portion
of the site from Rural (R) to Rural Residential (RR); and

2. A Regulatory Zone Amendment to change a portion of the site zoning from General
Rural (GR) to High Density Residential (HDR).

The site is part of the Southwest Truckee Meadows (SWTM) Area Plan per the new Envision 
2040 Master Plan. The noted requests are being driven to allow for the development of one single 
family lot. 

Project Location 

The site is located about 0.75 miles south of the intersection of Mayberry Drive and Plateau Road. 
It will be accessed from Bear Mountain Avenue, which connects to Plateau Road via Woodchuck 
Circle. The site includes one parcel, APN 041-051-59, and consists of 14.5 acres as shown in 
Figure 1 (below). 

Figure 1 – Vicinity Map 
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Land Use and Zoning 

The site is vacant with surrounding conditions that are bordering existing single-family 
land uses. Residential is adjacent on the north, south, east and west sides with a mix of 
HDR and LDS zoning and SR and RR land use, as seen in Figures 2 and 3 below.  

Figure 2 – Existing Zoning 
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Figure 3 – Existing Land Use Designations 
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Figure 4 – Proposed Zoning Map 
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Figure 5 – Proposed Land Use Designations 
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Key Planning Issues 

The followings points are to identify the key issues to be addressed with staff and public review 
to approve this request:  

➢ Land Use Compatibility – Surrounding land uses are primarily residential and Open Space.
They are highly compatible with the density resulting from the proposed policy change.
Abutting the north boundary is LDS and HDR zoning that defines the area as a suburban
land use. This policy change will have no impact on compatibility as all resulting density
will fall within the HDR limits as established.

➢ Density – There is a solid rationale that the land use change for a focused portion of the
site is appropriate and consistent with 1-acre to 2.5-acre single family lotting that has been
established in this area. This proposal is typical and appropriate in managing the land use
and density discussions.

➢ Policy support for this use is noted in the attached Southwest Truckee Meadows Area
Plan policies and will potentially affect other vacant GR parcels in the area plan. This will
be vetted in the public process of this amendment request.

➢ Hillside – Our development concept is a solid fit to hillside development concepts by using
only a small portion of the site and assigning the remaining constrained area to
undisturbed area. This will limit further intensification of land and shows a clear boundary
of the land that is suitable for development in the outlined “development area”.

Figure 6 – Development Constraints Area (DCA) Map (TMRPA Product) 
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Figure 7 – Zoning Comparison 
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Figure 8 – Future Parcel 
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Master Plan Analysis (Table 4) from Envision 2040 

MASTER PLAN 
LAND USE 

INTENT ALLOWED ZONING 

Open Space The Open Space Master Plan category is 
intended to create, preserve, and connect 
areas of natural, cultural, and scenic 
resources, including but not limited to, 
ridges, stream corridors, 
natural shoreline, scenic views, agricultural, 
or other land devoted exclusively to open 
space uses. 

• Open Space

• Public and Semi-
Public Facilities

• Parks and
Recreation

Rural The Rural Master Plan designation is 
intended for areas of the County that are 
remote, have minimal infrastructure, contain 
significant amounts of open spaces, and 
which are suitable for commercial 
agricultural and grazing uses, extraction 
industries, 
natural resource conservation, energy 
production, rural commerce, and large lot 
residential uses. A residential density of 1 
dwelling unit per 40 acres is allowed within 
the Rural Master 
Plan designation. 

• General Rural

• General Rural
Agriculture

• Public and Semi-
Public Facilities

• Parks and
Recreation

• Specific Plan

• Open Space

Rural Residential The Rural Residential Master Plan 
designation is intended primarily for larger 
lot residential uses, small scale agricultural 
uses, natural resource conservation, and 
rural commerce, with 
allowed densities ranging from 1 dwelling 
unit per 40 acres up to 1 dwelling unit per 5 
acres. A density of one dwelling unit per 
2.5 acres is allowed within the Rural 
Residential designation provided the 
property is within the Truckee Meadows 
Services Area, as amended. Divisions of 
land and the provision of services outside 
the TMSA, as defined in the Truckee 
Meadows Regional Plan, must be 
consistent with the provisions of that 
plan. 

• Low Density Rural

• Medium Density
Rural

• High Density
Rural

• Public and Semi-
Public Facilities

• Parks and
Recreation

• Specific Plan

• Open Space
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Suburban 
Residential 

The intent of the Suburban Residential 
designation is to provide for a 
predominantly residential lifestyle with 
supporting mixed-use nonresidential and 
residential uses, including commercial, 
public and semi-public facilities; and parks 
and open space. 
A further goal of this group is to protect the 
stability of existing unincorporated 
neighborhoods and to encourage 
compatible smart growth development, 
while allowing diversity in lifestyle 
that is manifested in a variety of lot sizes, 
density, levels of mixed-use and land use 
patterns. Developments proposed within 
the Suburban Residential designation 
should promote the development of 
walkable, mixed-use communities that meet 
the 
daily needs of residents, balance jobs and 
housing, offer a high quality of life, reduce 
the need for automobile trips, encourage 
the utilization of public transit and result in 
the creation of 
distinctive and attractive communities that 
create a strong sense of place. 

• Low Density 
Suburban 

• Low Density 
Suburban 2 

• Medium Density 
Suburban 

• Medium Density 
Suburban 4 

• High Density 
Suburban 

• Public and Semi-
Public Facilities 

• Parks and 
Recreation 

• Specific Plan 

• Open Space 

 
Envision 2040: Southwest Truckee Meadow Area Plan Policies 
 
PRIORITY PRINCIPLES & POLICIES 
 
PH Principle 3. Use a balanced set of tools to increase and maintain the diversity of housing 
types across all income levels and to facilitate more affordable and workforce housing. 

• Policy 3.2 Reduce regulatory barriers to the provision of affordable and workforce 
housing through methods including, but not limited to streamlining the development 
process or offering regulatory flexibility and/or financial incentives for affordable and  
attainable housing. 

 

This satisfies this principle by adding another lot but not in what is considered “affordable” 
housing  
 
PH Principle 5. Preserve and rehabilitate existing affordable and workforce housing. 

• Policy 5.3 Prioritize preservation of existing affordable housing stock. 
 
This principle is not applicable in this case.  
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RFC Principle 3. Facilitate land exchanges, acquisitions, and disposals that are in the public 
interest. 

• Policy 3.2 Work with planning partners to develop funding sources and incentives for the 
acquisition, dedication, and maintenance of open space and sensitive lands. 

 
This principle is not applicable to this request or eventual project.   
 
NCR Principle 1. Maintain scenic resources within the County. 

• Policy 1.1 Collaborate with all planning partners to identify and protect the region’s 
significant visual gateways and viewsheds including ridge lines, buttes, mountains, and 
riparian corridors. 

 

This principle has already been somewhat upheld by shifting the future home/building envelope 
location because of our community meeting. This was an issue about viewshed protection and 
maintaining a visual gateway.  
 
NCR Principle 3. Protect key wildlife and vegetation resources. 

• Policy 3.2 Protect sensitive and important lands through development techniques such 
as common open space, conservation easements, and voluntary limitation on 
development such as a transferable development rights program. 

 
This principle will be satisfied and upheld by protecting the steeper parts of the site and leaving 
it in a native state. Also, the intent of the future lot area will include voluntary limits on grading 
and minimizing the building envelope and improved yard area.   
 
AR Principle 3. Mitigate the impacts of climate change on residents. 

• Policy 3.4 Encourage development of alternative and renewable energy generation and 
infrastructure, including but not limited to solar, wind, and geothermal to benefit the 
community/county. 

 
This principle is not applicable at this time but may be satisfied with the eventual project by way 
of adding solar energy sources.   
 
TR Principle 2. Provide an efficient transportation network through coordinated operations, 
system management, technology, and targeted investments. 

• Policy 2.3 Facilitate the proactive maintenance and construction of roadways and 
pedestrian ways to ensure high-quality, safe travel. 

• Policy 2.4 Employ Transportation System Management (TSM) strategies such as minor 
widening, improved channelization, improved signage, traffic signals, and other low-cost 
mitigation measures. 

 

This principle is not applicable to this request or eventual project.   
 
TR Principle 3. Prioritize multi-modal transportation to support healthy communities. 

• Policy 3.3 Prioritize development of alternative modes of transportation before 
expanding the roadway network. 
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This principle is not applicable to this request or eventual project.   
 
PFS Principle 3. Provide adequate service to developments and maintain a communicative, 
transparent planning process. 

• Policy 3.1 Identify barriers to service delivery goals to meet Washoe County’s minimum 
service standards for potable water, wastewater, storm water and flood, schools, and 
transportation as depicted in the Regional Plan List of Facilities and Service Standards. 

 

This principle is not applicable to this request or eventual project.   

 
 
WC Envision 2040 Land Use Element 
 
PRIORITY PRINCIPLES & POLICIES 
 
LU Principle 2. Tier land use decisions from the Regional Land Designations and the Priority 
Hierarchy for development as described in the Regional Plan.  

2.1. Regularly review the Master Plan Land Use Map to maintain consistency with the 
Regional Plan and meet community needs and update as necessary.  

2.2. Align future rezoning and development proposals with the Master Plan Land Use Map 
and Master Plan policies.  

2.3. Allow flexibility in development proposals when appropriate to vary lot sizes, cluster 
dwelling units, and use innovative approaches to site planning to meet multiple County 
principles and policies. 

 
This proposed change works toward satisfying Principle 2.2 and 2.3 in aligning zoning with the 
master plan and using site sensitive criteria in defining a future building envelope.  
 
LU Principle 3. Support development that respects natural resources.  

3.1 Collaborate with other agencies to develop methods for assessing all developments 
individually and cumulatively for potential impact upon the natural resources of Washoe 
County. 

3.2 Promote landscaping that is consistent with best practices for resource sustainability, 
habitat preservation and enhancement, and natural hazard resilience.  

3.3 Incentivize residential cluster and common open space developments as an alternative 
to conventional subdivision development where clustering will achieve permanent 
protection of open space or valued natural resources.  

3.4 Support individual property owner’s efforts to designate conservation easements on their 
land. 

 
This proposed change works toward satisfying Principle 3.1 and 3.2 by managing natural 
resources and with the intended landscaping of the site with most being left native. Principle 3.3 
and 3.4 are not applicable in this case.  
 
LU Principle 4. Design communities and neighborhoods to create a strong sense of place.  

4.1 Encourage design of industrial, commercial, and multifamily uses to contribute to the 
community’s sense of place rather than detract from it.  
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4.2 Where needed, expand existing public facility links such as trails, paths, open space, 
and streets to create connectivity between communities and neighborhoods.  

4.3 Support visual improvements to enhance community gateways. 
4.4 Encourage design of commercial centers to accommodate a range of uses over time.  
4.5 Assess the feasibility of implementing form-based codes and other sustainable design 

practices. 
4.6 Encourage design of new developments to accommodate the needs of all users, 

including young, aging, disabled and special needs populations.  
4.7 Create a safe, high-quality pedestrian-oriented street environment that is visually 

interesting, comprehensive, and varied. 
4.8 Designate land for urban farms and community gardens to allow community connections 

from growing and consuming local food.  
4.9 Identify and pursue opportunities to reduce the extent of food deserts 

Most of the Principles in this section are not applicable given the nature of the request. The 
neighborhood and area is established. The lot resulting from this effort will not influence street 
character or other noted items such as form based codes, age differences and preferences, ped 
oriented streets, urban farms/community gardens and food deserts.  

LU Principle 5. Maintain the rural character of communities in the Rural Area. 
5.1 Maintain large lot sizes outside of the TMSA and prohibit land use changes that would 

result in a parcel less than 5 acres in size.  
5.2 Limit growth in the Rural Area (RA) to no more than 2% of the Region’s 20-year 

residential growth.  
5.3 Consider the feasibility of establishing Rural Development Areas when necessary to 

preserve open space or protect natural resources.  
5.4 Engage with the residents of the Freestanding Communities (Gerlach, Empire, 

Wadsworth) to ensure development is consistent with communities’ unique needs.  
5.5 Preserve and promote the rural communities and rural area’s natural, historical, scenic, 

and recreational resources to residents and visitors.  
5.6 Promote economic vitality for rural residents through the support of opportunities for a 

rural lifestyle without degrading the environment.  
5.7 Strengthen access to sufficient water rights to support anticipated needs of urban 

agriculture. 

Principle LU 5 is partially addressed because the site is designated Rural in the MP although 
not a Rural Community. Some Sub Principles do not apply, which include 5.1, 5.2, and 5.3, 5.4 
and 5.7. Principles 5.5 and 5.6 are supported by way of promoting the natural and scenic 
resources with this request and supporting the rural lifestyle without degrading the environment. 

LU Principle 6. Direct Development into the TMSA. 
6.1 Invest in infrastructure and services where required for health and safety reasons. 
6.2 Promote compatible mixed-use and infill development patterns within the TMSA.  
6.3 Strengthen existing neighborhoods and promote infill development through: 

• Revitalizing older neighborhoods to promote long-term stability.

• Incentivizing commercial revitalization.
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• Promotion of funding resources such as the Nevada Brownfields Program.

• Creation of density bonuses and other innovative development tools to encourage
infill in targeted areas.

• Transition of existing vacant or blighted county lands to urban agriculture.
6.4 South of T26N, locate schools with a projected population of 300 or more full-time 

students throughout any part of the calendar year within the TMSA. 

This Principle is fundamentally satisfied in that the site is located in Washoe County 
TMSA (See Figure 9 below). Some of the sub principles do not apply such as 6.1, and 
6.4. Principles 6.2 and 6.3 are being supported because this is a form of infill 
development.  

Figure 9 – TMSA Overlay of the Site 
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Master Plan Amendment Findings  
 
Findings. When adopting an amendment, the Commission shall make all required findings 
contained in the area plan for the planning area in which the property that is the subject of the 
Master Plan amendment is located and, at a minimum, make at least three of the following findings 
of fact unless a military installation is required to be noticed, then in addition to the above, a finding 
of fact pursuant to subsection (6) shall also be made:  
 

(1) Consistency with Master Plan. The proposed amendment is in substantial compliance 
with the policies and action programs of the Master Plan.  
 
The proposed amendment is in substantial compliance with all policies and action 
programs of the Master Plan as discussed in the supplemental information document.  

 
(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. 
 
The proposed regulatory zones are permitted in the site’s Rural Residential proposed in 
the master plan. The proposed land use has been established for adjacent sites, 
showing a high level of compatibility. There is no conceivable detriment to 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.  
 
The site’s surrounding conditions have evolved to include HDS and LDS zoning. This 
created the opportunity for this land to be utilized in a similar nature with a low density 
residential unit restricted to the flattest portion of the site in proximity to the new 
development. 

 
(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. 
 
All facilities are planned to extend from existing lines in Woodchuck Road and any 
improvements will be designed to accommodate the RR 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.  
 
The proposed development’s design is based on the surrounding’s land pattern of growth 
that has recently been approved by Washoe County in the Envision 2040 effort.    
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(6) Effect on a Military Installation. The proposed amendment will not affect the location,
purpose and mission of the military installation.

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

Regulatory Zone Amendment Findings 

Findings. To make a recommendation for approval, all of the following findings must be made 
by the Commission:  

(1) Consistency with Master Plan. The proposed amendment is in substantial compliance
with the policies and actions of the Master Plan.

The proposed amendment is in substantial compliance with all policies and action
programs of the Master Plan as discussed in the supplemental information document.

(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.

The proposed regulatory zone is permitted in the proposed Rural Residential designation
for land use. The proposed zoning has been established for adjacent sites, making it
highly compatible. There is no conceivable detriment to 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.

The site’s surrounding conditions have evolved over time to include new residential
development approved adjacent to the north of the site at higher density (LDS primarily).
This created the opportunity for this land to be utilized in a similar nature with a low
density residential lots restricted to the flatter portion of the site near and adjacent to the
existing development.

(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.

All facilities are planned to extend from existing lines in Woodchuck Road and any
improvements will be designed to accommodate the HDR zoning designation.
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