
Planning Commission Staff Report 
Meeting Date:  September 2, 2025 Agenda Item: 8D 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.gov/csd/planning_and_development 

REGULATORY ZONE AMENDMENT CASE 
NUMBER: 

WRZA25-0003 Marango Springs 

BRIEF SUMMARY OF REQUEST: To approve a regulatory zone 
amendment for 4 parcels  

STAFF PLANNER: Julee Olander Planner 
775.328.3627 
jolander@washoecounty.gov 

CASE DESCRIPTION 

For hearing, discussion, and possible action to recommend adoption of a regulatory zone 
amendment to the South Valleys Regulatory Zone map to change the zoning on four (4) 
parcels (APNs: 017-410-60, 050-571-24, 25, & 26) totaling ±80 acres, as follows:  (a) 
±35.5 acres located at 18090 Marango Rd (APN: 017-410-60) from Low Density Rural 
(LDR-1 unit per 8 acres) to Medium Density Rural (MDR-1 unit per 4 acres); and (b) ±9.7 
acres located over all four (4) parcels (APNs: 017-410-60, 050-571-24, 25, & 26) from 
General Rural (GR-1 unit per 40 acres) to Open Space (OS). The existing MDR 
regulatory zoning over ±34.7 acres located on three of the parcels (APNs: 050-571-24, 
25, & 26) will remain. And if approved, authorize the chair to sign a resolution to this 
effect.   

Applicant Owner: Carole M. Pope 
Trustee 

Location: 18090 Marango Rd & 
3 parcels to the south 

APN: 017-410-60, 050-
571-24, 25, & 26

Parcel Size: 40, 13.13, 13.34, &
13.65 acres- total of
±80 acres

Master Plan: Rural Residential
(RR)

Existing Regulatory 
Zone: 

±35.5 acres Low
Density Rural (LDR-1
unit per 8 acres),
±34.7 acres Medium
Density Rural (MDR-
1 unit per 4 acres) &
±9.7 acres General
Rural (GR-1 unit per
40 acres)

Proposed Regulatory 
Zone: 

±35.5 acres Medium
Density Rural (MDR-
1 unit per 4 acres) &
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±9.7 acres Open 
Space (OS) 

Planning Area: South Valleys 
Development Code: 

Commission District:

Authorized in Article 
821, Amendment of 
Regulatory Zone 
2 – Commissioner 
Clark 

STAFF RECOMMENDATION 

APPROVE DENY 
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Explanation and Processing of a Regulatory Zone Amendment 

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 planning 
areas that further define policies for specific communities.  The Master Plan is the 
blueprint for development within the unincorporated County. Pursuant to NRS Chapter 
278, any action of the county relating to zoning must conform to the Washoe County 
Master 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. The staff analysis includes review of the proposed amendment 
against the findings found in Article 821 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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Side by Side Comparison- Existing and Proposed Regulatory Zone Maps 

Current Conditions 

The subject parcels are located at 18090 Marango Rd. (APN: 017-410-60) and the 3 
parcels (APNs: 050-571-24, 25, & 26) to the south on Marango Rd.  The largest parcel is 
40 acres and the 3 other parcels are approximately 13 acres each. All parcels are owned 
by the Marango Springs Trust.   
 
The parcels have a master plan designation of Rural Residential (RR), as do the parcels 
to the west, east and south.  The parcels to the north have a master plan designation of 
Suburban Residential (SR).  The largest parcel currently has a regulatory zone 
designation of 88% Low Density Rural (LDR) and 12% General Rural (GR). The three (3) 
smaller parcels have a regulatory zone designation of Medium Density Rural (MDR) 
(ranging from 84-89%) and General Rural (GR) (ranging from 11-16%).  The request is 
to change the regulatory zoning on APN 017-410-60 from LDR to MDR, and to change 
the GR regulatory zone over all four parcels to Open Space (OS).  The surrounding 
parcels have a mix of regulatory zoning, with the parcels to the north designated Low 
Density Suburban (LDS- 1 unit per 35,000 SF), the parcels to the west designated LDS, 
LDR and High Density Rural (1 unit per 2 acres), the parcels to the south designated LDR 
& GR, and the large parcels to the east designated as OS and owned by the federal 
government. The parcel is located in the South Valleys Planning Area.   .    
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Proposed Changes 

The intent of the RZA is to change the regulatory zoning on the largest parcel at 18090 
Marango Rd. from 35.5-acres of LDR to MDR (APN: 017-410-60).   The three smaller 
parcels (APNs: 050-571-24, 25, & 26) already have MDR regulatory zoning, and that 
designation will not change.  The applicants are also requesting to change the regulatory 
zoning for 9.7-acres designated GR which is located on all four parcels to OS regulatory 
zoning. See side-by-side map above).   

The change to MDR regulatory zoning for 18090 Marango Rd (APN: 017-410-60) will 
allow for an overall density of one dwelling unit per 5–acres, consistent with the 
allowances for the three parcels to the south (APNs 050-571-24, 25, 26).  The applicant 
states that they would like to keep the “quiet rural feel of the area and the proximity to the 
city and the mountains” (See Exhibit, page 9).  .   

The 9.7-acres which is proposed to be changed from GR to OS will limit the allowed uses, 
as OS does not allow any residential uses and very few civic and commercial uses.  The 
GR regulatory zoning allows more uses, including residential uses.  There is an 
ephemeral drainage area through the parcels with intermitted water.  Any development 
would need to be maintained the drainage area.  

Water & Septic 

The subject parcels are not near any municipal, quasi-municipal or private water delivery 
infrastructure. Thus, all parcels must rely on individual domestic wells as their source of 
domestic water supply.  The applicant will need to work with Washoe County and the 
Nevada State Engineer’s office, as stated in the comments from the Washoe County 
Water Rights Manager (See Exhibit B, page 5) to address the development of individual 
domestic well.  

The location does not have access to community sewer.  The applicant understands that 
the parcels must be developed with individual onsite sewage disposal systems. 
Additionally, Northern Nevada Public Health (NNPH) provided comments requiring that 
any parcels would be developed with individual onsite sewage disposal systems and 
domestic wells. (See Exhibit B, page 3). 

Subject Property Surrounding Land Uses and Compatibility 

The master plan designation for the parcels is Rural (R) and Rural Residential (RR).  The 
parcels to the west have a master plan land use designation of RR, to the east have a 

master plan land use designation of Open Space (OS) and parcels to the north have a 
master plan land use designation Suburban Residential (SR).  Washoe County Code 
Article 106, Master Plan Categories and Regulatory Zones, Section 110.106.10(c) states 
the following for the subject parcels’ master plan land use designation: 

Rural.  The Rural Master Plan category 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 one (1) dwelling unit per forty 
(40) acres and greater is typical within the Rural Master Plan category.  The 
following Regulatory Zones are allowed in and are consistent with the Rural Master 
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Plan category:  General Rural, General Rural Agricultural, Public and Semi-Public 
Facilities, Specific Plan, Parks and Recreation, and Open Space. 

Rural Residential.  The Rural Residential Master Plan category is intended 
primarily for larger lot residential uses, small scale agricultural uses, natural 
resource conservation, and rural commerce, with allowed densities ranging from 
one (1) dwelling unit per forty (40) acres up to one (1) dwelling unit per five (5) 
acres.  A density of one (1) dwelling unit per two and a half (2.5) acres is allowed 
within the Rural Residential category provided the property is within the Truckee 
Meadows Services Area, as amended.  Divisions of land and the provision of 
services outside the Truckee Meadows Services Area, as defined in the Truckee 
Meadows Regional Plan, must be consistent with the provisions of that plan.  The 
following Regulatory Zones are allowed in and are consistent with the Rural 
Residential Master Plan category:  Low Density Rural, Medium Density Rural, High 
Density Rural, Public and Semi-Public Facilities, Specific Plan, Parks and 
Recreation, and Open Space. 

Suburban Residential.  The Suburban Residential Master Plan category is 
intended primarily for residential uses of low to medium densities.  Supporting 
neighborhood scale commercial uses and mixed use village center development 
is allowed with approval of a discretionary permit.  The following Regulatory Zones 
are allowed in and are consistent with the Suburban Residential Master Plan 
category:  Low Density Suburban One, Low Density Suburban Two, Medium 
Density Suburban, Medium Density Suburban Four, High Density Suburban, 
Public and Semi-Public Facilities, Specific Plan, Parks and Recreation, and Open 
Space. 

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.  The following 
Regulatory Zones are allowed in and are consistent with the Open Space Master 
Plan category:  Open Space, Public and Semi-Public Facilities, and Parks and 
Recreation. 

 
Table 1: Surrounding regulatory zones and existing uses  

Location Regulatory Zone Existing Use 

North Low Density Suburban (LDS) Single-Family Dwellings 

South 
Low Density Rural (LDR) & General 

Rural (GR) 
Vacant 

West 
Low Density Rural (LDR) & High 

Density Rural (HDR) 
Single-Family Dwellings 

East Open Space Vacant- Federal land 
 

The parcels to the north have a regulatory zoning of LDS.  Parcels to the south and west  
have a regulatory zoning of LDS, HDR and LDR.  Parcels to the east have a regulatory 
zoning of OS and are owned by the federal government.   

Per Article 302 Allowed Uses, the allowed uses for the proposed MDR regulatory zone 
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are primarily residential uses with some limited civic and commercial uses.  The allowed 
uses for proposed OS regulatory zoning are very limited but allow certain civic and 
commercial uses that protect natural, cultural and scenic resources areas, i.e. community 
gardens, and passive & commercial recreation 

2040 Master Plan Consistency 

The proposed amendment is consistent with the Envision Washoe 2040 Master Plan 
South Valleys Planning Area Vision Statement as described in the following section. 

Table 2: Master Plan Conformance 

Vision Statement Explanation of Conformance with 
Vision Statement 

The Vision Statement states- “Future 
residential and development should 
mirror the existing development 
pattern and density, with a focus on 
maintaining open space, supporting 
agriculture-related uses, maintaining 
opportunities for livestock and farm 
animal ownership, and providing trail 
connections.” 

The proposed changes to the regulatory 
zoning on these parcels will mirror the 
surrounding development  pattern and will 
maintain opportunities for livestock and 
farm animal ownership. 

The Project is consistent with the applicable Envision Washoe 2040 Priority Principles & 
Policies as described in Table 3.  

Table 3: Master Plan Element Conformance Priority Principles & Policies 

Master Plan 
Element 

Priority Principles & 
Policies 

Explanation of Conformance with 
Priority Principles & Policies 

Land Use Principle 1. Facilitate partnerships to ensure land use decisions are 
based on the best available information. 

LU 1.2 - Provide a variety of 
opportunities to involve the 
community in the review of future 
growth and development. 
 

In addition to County-required noticing per 
NRS, the applicant held a duly noticed 
neighborhood meeting to solicit feedback 
and comment from adjoining property 
owners prior to submittal of a formal 
application. Further, the County’s 
Neighborhood Meeting HUB webpage 
(https://neighborhood- 
washoe.hub.arcgis.com/) allows for an 
additional opportunity for community 
engagement and feedback for the project.  

LU 1.3 - Continue to coordinate land 
use policies and decisions with the 
public health goals of the Northern 
Nevada Public Health (NNPH). 

Northern Nevada Public Health was 
provided the project application and 
information during the agency review 
period. No comments or concerns were 
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The Project is consistent with the applicable Envision Washoe 2040 Priority Principles & 
Policies for the South Valleys Planning Area, as described in Table 4.  

Table 4: Master Plan Conformance with South Valleys Planning Area Priority 
Principles & Policies 

Priority Principles & Policies 
Explanation of Conformance with 

Priority Principles & Policies 

Natural Cultural Resources 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. 

The proposed zoning amendment will 
maintain more areas as open space, 
protecting viewsheds including ridge lines, 
buttes, mountains, and riparian corridors. 

Neighborhood Meeting 

A neighborhood meeting was held on June 26, 2025, at 6:00 pm at the South Valleys 
Library. A total of thirteen (13) members of the public attended the meeting. There were 
questions concerning the following: 

• Additional wells and septic; 

• Stormwater drainage; 

• Traffic on Toll Road and impact to the roads; 

•  Fire risk mitigation; 

•  Prefer underground power lines. 

The public asked questions and had comments for over 40 minutes.  The comments were 
primarily about more homes and all the impacts more homes will bring to the area.  The 
attendees spoke about fires and other emergencies in the area and the lack of roads to 
manage traffic exiting the area.  Also, some people spoke about wells and water 
availability.  

Public Notice 

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

Owners of all real property to be noticed are owners identified on the latest County 
Assessor's ownership maps and records. Such notice is complied with when notice is 
sent to the last known addresses of such real property owners as identified in the latest 
County Assessor's records.  

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 

received concerning the proposed 
regulatory zone amendment. 
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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:  39 property owners within 1,000 feet of the subject parcel were 
noticed by mail not less than 10 days before today’s public hearing.  (See Exhibit  E) 

Notice was provided in 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.   

Agency Comments 

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

 

Staff Comment on Required Findings  

WCC Section 110.821.15 of Article 821, Amendment of Regulatory Zone, requires that 
all of the following findings be made to the satisfaction of the Washoe County Planning 
Commission before recommending adoption to the Board of County Commissioners.  
Staff has completed an analysis of the Regulatory Zone Amendment application and has 
determined that the proposal is in compliance with the required findings as follows. 

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

Staff Comment: The staff report provides a discussion on applicable goals and 
policies of the Master Plan and the South Valleys Planning Area. 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: The parcels to the north have a regulatory zoning of LDS, the 
parcels to the south and west have a regulatory zoning of LDS, LDR and HDR, 
and the parcel to the east has a regulatory zoning of OS.  The proposed 
amendment will increase the acreage of MDR and OS regulatory zoned parcels in 
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the area.  The amendment will not conflict with the public’s health, safety or 
welfare.  Northern Nevada Public Health, Environmental Health reviewed the 
request and commented that future development of the parcels will require 
individual onsite sewage disposal systems and domestic wells.  

ted on the need for water and sewage(See Exhibit B). 

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: The proposed amendment has the potential to increase the 
availability of housing in the area, which is needed and desired by the Envision 
Washoe Master Plan and complies with the 2019 Truckee Meadows Regional 
Plan. In addition, the 2022 Consensus Forecast anticipates that unincorporated 
Washoe County will need to absorb up to a 16,824-person population increase 
between 2022 and 2042.  Washoe County will need to increase housing supply by 
approximately 6,840 dwelling units within the unincorporated County to support the 
population increase. Although the increased density allowed by the Medium 
Density Rural regulatory zone is minimal, it will assist in addressing the need for 
additional housing. The proposed amendment will change the regulatory zoning, 
increasing the acreage of MDR and OS regulatory zoned parcels in the area. The 
increased amount of MDR regulatory zoning will allow more houses, while still 
maintaining a more rural environment.  The OS regulatory zoning will preserve the 
natural and scenic resources, further protecting natural, cultural and scenic 
resources areas.  The proposed change of zoning is a response to the need for 
more housing, while maintaining larger lots.  The OS regulatory zoning better 
identifies the type of land uses for the terrain of 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. 

Staff Comment: There are some services available in the area, i.e. transportation 
and power.  However, there is no water or sewer service in the area and as 
development occurs, parcels will need to develop/construct individual wells and 
septic systems.  See Exhibit B. All impacted agencies, such as Washoe County 
Engineering and Capital Projects, the Washoe County Water Rights Manager, 
Truckee Meadows Fire Protection District, Washoe County Parks and Open 
Space, received a notice of the application and no comments in opposition were 
received.  

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

 Staff Comment:  The proposed amendment will not adversely impact the 
implementation of the policies and action programs of the Washoe County Master 
Plan as described in this staff report. 
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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.  

Staff Comment: The proposed amendment will promote the desired pattern for the 
orderly physical growth of the County by allowing for the expansion of MDR and 
OS regulatory zoning in the area.  The MDR regulatory zoning, while increasing 
the density, will still maintain a rural character with one dwelling unit per 5 acre 
density.  The OS regulatory zoning will preserve more open areas, which upholds 
the goals of the South Valleys Planning Area of maintaining the viewshed of the 
area.  The OS regulatory zoning limits the types of land uses, preserving the 
viewshed with fewer potential buildings.   

7. Effect on a Military Installation when a Military Installation is required to be noticed. 
The proposed amendment will not affect the location, purpose and mission of a 
military installation.  

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

Recommendation 

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 adopt 
the resolution included as Exhibit A, recommending adoption of Regulatory Zone 
Amendment Case Number WRZA25-0003, 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 WRZA25-0003 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. 

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. 
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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 amendment. 

5. No Adverse Effects. The proposed amendment will not adversely affect the 

implementation of the policies and action programs of the Washoe County 

Master Plan. 

6. Desired Pattern of Growth. The proposed amendment will promote the desired 

pattern for the orderly physical growth of the County and guides development 

of the County based on the projected population growth with the least amount 

of natural resource impairment and the efficient expenditure of funds for public 

services.  

7. Effect on a Military Installation. The proposed amendment will not affect the 

location, purpose and mission of the military installation. 

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. 
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Exhibit D 

Public Notice 

Pursuant to Washoe County Development Code Section 110.821.20 public notification 
consists of notification by mail of at least 30 separate property owners within a minimum 
750 foot radius of the subject property.  This proposal was noticed within a 750 foot 
radius of the subject property, noticing 49 separate property owners. Also, a notice 
setting forth the date, time and place of the public hearing was published in the Reno 
Gazette Journal 10 days prior to today’s public hearing.  

NOTICING MAP 
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