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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. 

WRZA25-0003 
MARANGO SPRINGS

12



Washoe County Planning Commission   

     
 

Page 13 of 13 

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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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 

RECOMMENDING ADOPTION OF A REGULATORY ZONE AMENDMENT TO THE 
SOUTH VALLEYS PLANNING AREA REGULATORY ZONE MAP TO CHANGE THE 
REGULATORY ZONE ON FOUR (4) PARCELS (APN: 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 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 (3) OF THE PARCELS (APNS: 050-571-24, 25, & 26) WILL 

REMAIN.   

Resolution Number 25-12 

Whereas Regulatory Zone Amendment Case Number WRZA25-0003, came before the 
Washoe County Planning Commission for a duly noticed public hearing on September 2, 
2025; 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; and 

Whereas, pursuant to Washoe County Code Section 110.821.15(d), in making this 
recommendation, the Washoe County Planning Commission finds that this proposed 
regulatory zone amendment: 

1. 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;
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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 WRZA25-0005 
and the amended South Valleys Planning Area Regulatory Zone Map included as Exhibit 
A to this resolution to the Washoe County Board of County Commissioners. 
 

 

 

 

ADOPTED on September 2, 2025 
 
 

  WASHOE COUNTY PLANNING COMMISSION 
 
 

ATTEST: 
 

 

 

 

    

Trevor Lloyd, Secretary Daniel Lazzareschi, Chair 
 

 

Attachment:  Exhibit A – South Valleys Area Plan Regulatory Zone Map 
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Exhibit A, WRZA25-0003 

 

South Valleys Regulatory Zone Map 
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Engineering and Capital Projects 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-3600   |   F: (775) 328-3699   |   washoecounty.gov 
 

Date: July 24, 2025 

To: Julee Olander, Planner 

From: Janelle K. Thomas, P.E., C.F.M., Senior Licensed Engineer 
Robert Wimer, P.E., Licensed Engineer 

Re: Regulatory Zone Amendment WRZA25-0003 
APN 017-410-60, 050-571-24, 050-571-25 and 050-571-26 

GENERAL PROJECT DISCUSSION  

Washoe County Engineering and Capital Project staff have reviewed the above referenced 
application.  The Engineering and Capital Projects Division recommends approval with no 
additional comments or conditions. 
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From: Way, Dale
To: Olander, Julee
Subject: RZA25-0003 (Marango Springs) - Regulatory Zone Amendment
Date: Wednesday, July 16, 2025 8:54:01 AM

Julee,

“This project shall meet and comply with all requirements of currently adopted TMFPD
fire codes, ordinances, and standards at the time of construction to include
infrastructure for fire apparatus access roads and water supply.”
https://tmfpd.us/fire-code/.

Thank you.

Dale Way 
Deputy Fire Chief – Fire Marshal | Truckee Meadows Fire & Rescue 
dway@tmfpd.us | Office: 775.326.6000
3663 Barron Wy, Reno, NV 89511 

”Committed to excellence, service, and the protection of life and property in our community” 

WRZA25-0003 
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ENVIRONMENTAL HEALTH SERVICES 

1001 East Ninth Street I  Reno, Nevada 89512 

775-328-2434   I  Fax: 775-328-6176   I  www.nnph.org 

Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

July 29, 2025 

Washoe County Community Services 
Planning and Development Division 

RE: Marango Springs; 017-410-60, 050-571-24, 25 & 26 
Regulatory Zone Amendment Case; WRZA25-0003 

Dear Washoe County Staff: 

The following conditions are requirements of Northern Nevada Public Health (NNPH), 
Environmental Health Division, (EHS) which shall be responsible for determining compliance with 
these conditions.  

Contact Name – James English - jenglish@washoecounty.us 

a) Condition #1:  EHS has reviewed the application as submitted rezoning cannot be for
parcels less than five acres in size unless the parcels are served by community water and
sewerage systems.

b) Condition #2:  The parcels in this application would currently be developed with individual onsite
sewage disposal systems and domestic wells.

c) Condition #3:  If the project is approved all subsequent building plans and permits must be
routed to EHS for review and subsequent approval.

If you have any questions or would like clarification regarding the foregoing, please contact James 
English, EHS Supervisor at jenglish@washoecounty.us regarding all NNPH comments. 

Sincerely, 

James English, REHS, CP-FS 
EHS Supervisor 
Environmental Health Services 
Northern Nevada Public Health 

WRZA25-0003 
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From: Pekar, Faye-Marie
To: Olander, Julee
Subject: Regulatory Zone Amendment RZA25-0003 (Marango Springs)
Date: Friday, July 18, 2025 4:19:40 PM
Attachments: Outlook-1iakl242.png

Outlook-a1bjl5qe.png
Outlook-2yyh5cdn.png
Outlook-dm15glhf.png
Outlook-suz3nrsk.png

Hi Julee, 

I have reviewed RZA25-0003 (Marango Springs) on behalf of Parks and do not have any
comments.

Thank you, 

Faye-Marie

Faye-Marie L. Pekar, MPA, CPRP
Park Planner
Community Services Department | Regional Parks and Open Space
fpekar@washoecounty.gov | 775.328.3623
1001 East Ninth Street, Reno, NV 89512

Have some kudos to share about a Community Services Department employee or experience?
Submit a nomination for a Washoe Star by clicking this link: WASHOE STAR
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Engineering and Capital Projects 

1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-3600   |   F: (775) 328-3699   |   washoecounty.gov 
 

Date: March 3, 2024 

To: Tim Evans, Planner 

From: Timber Weiss, P.E., Licensed Engineer 

Re: Regulatory Zone Amendment Case Number RZA25-0003 (Marango Springs) 

GENERAL PROJECT DISCUSSION 

For hearing, discussion, and possible action to approve a regulatory zone amendment for 4 acre 
parcels (APN: 017-410-60, 050-571-24, 25, & 26) Low Density Rural (LDR), Medium Density 
Rural (MDR) & General Rural (GR) to Medium Density Rural (MDR) & Open Space (OS), and; if 
approved, authorize the chair to sign a resolution to this effect.  

The Community Services Department (CSD) recommends approval of this project with the 
following Water Rights conditions: 

There are no water rights requirements for this regulatory zone amendment. 

Prior to the approval of any parcel map or subdivision map, please comply with the following: 

1) The subject project area is not near any municipal, quasi-municipal or private water
delivery infrastructure; therefore, resulting parcels will rely on Individual Domestic wells as their
source of domestic water supply.
2) Washoe County code requires that the applicant for a parcel map with parcels served by
an individual domestic well, to bring forth an approved and recorded “Affidavit of Relinquishment 
for Domestic Wells” by the Nevada State Engineer’s office.  The applicant shall complete the
relinquishment process with the State Engineer’s office and record the approved form with the
County Recorder’s office and submit a recorded copy to Washoe County as a prerequisite to
approval of their parcel map.
3) The Relinquishment form is available at the following site:
https://water.nv.gov/uploads/water-docs/4041F_Affidavit-
Relinquishment_for_Domestic_Wells.pdf
4) Washoe County retains the authority to impose its own review and reject water rights
which do not comply with Washoe County code and area plans. Therefore, a preview of water
rights intended to support the project (prior to relinquishment process) will be helpful for both
the applicant and Washoe County staff.
5) The ground water rights subject to relinquishment MAY NOT be supplemental to primary
surface water rights.
6) The amount of water rights necessary is 2.00 acre-feet of ground water rights per newly
created parcel. The original parcel is deemed exempt from the relinquishment process. In the

WRZA25-0003 
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1001 E. 9th Street Reno, NV 89512   |   P: (775) 328-3600   |   F: (775) 328-3699   |   washoecounty.gov 
 

way of an example, if one parcel is subdivided into a total of 4, there are 3 newly created parcels 
and one existing or remains thereof.   
7) The water rights must be in good standing with the State of Nevada, with current title.
The water rights must be from the same hydrographic basin (Pleasant Valley Hydrographic Basin)
as the lands subject to the parcel map and comply with the appropriate area plan.
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Marango Springs Regulatory Zone Amendment - Neighborhood Meeting
Presented by: Simon Braun, P.E. (Engineer), Braun Engineering – sbraunengineering@gmail.com

Proposed Development by: Carole Pope (Trustee), Marango Springs Revocable Trust – marangosprings@gmail.com

WRZA25-0003 
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Washoe County Statement on Code of Conduct

Neighborhood Meetings are conducted by the applicants at Washoe County’s request. 

While these meetings are not managed or organized by Washoe County, all parties in 

attendance are expected to demonstrate civility and proper conduct. 

Any person or group of persons who disrupt the orderly or safe conduct of the meeting 

may be asked to leave. Irrelevant, uncivil, disrespectful, offensive, unduly repetitious 

statements and/or personal attacks are examples of speech that may be reasonably 

limited. 

The Applicant may pause or cancel the meeting at their discretion. 

Washoe County has instructed the applicant to provide an audio and/or video recording 

of this meeting. Your attendance signifies consent. If you do not consent to recording, 

you may fill out a comment card in lieu of attending the meeting.
WRZA25-0003 
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Regulatory Zone Amendment
Application Process

Step 1:

Pre-application Meetings were held with Washoe County on
April 23, 2025 and June 11, 2025.

Step 2:

Neighborhood meeting being held today (Step 2)

47 Notices were sent to neighbors within 750ft

Purpose is to allow the public to review the proposed project, 
as the County has already done, and provide feedback prior to 
a formal application submittal.

WRZA25-0003 
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Regulatory Zoning 
in the South Valleys

Washoe County Community 

Services Department “South 

Valleys Regulatory Zone Map” 

dated May 23, 2024.

LDR

MDR

HDR

LDS
LDR

OS

OS

LDS

GR

WRZA25-0003 
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What is included in the 
Marango Springs RZA?

 Different from 2018 MPA/RZA by Rubicon Design Group

 Existing zoning allows for 12 parcels

 Proposed zoning allows for up to 16 parcels

o Parcel 1: APN 017-410-60

o 40.09 acres (88% LDR / 12% GR) to (88% MDR / 12% OS)

o Parcel 2: APN 050-571-24

o 13.13 acres (84% MDR / 16% GR) to (84% MDR / 16% OS)

o Parcel 3: APN 050-571-25

o 13.34 acres (89% MDR / 11% GR) to (89% MDR / 11% OS)

o Parcel 4: APN 050-571-26

o 13.65 acres (88% MDR / 12% GR) to (88% MDR / 12% OS) WRZA25-0003 
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What do these zones mean?

Intentions of RZA

o MDR: to better conform
to the current zoning of
the surrounding parcels

o 5-acre parcels

o Maintain rural aesthetic

o OS: to create, preserve,
and connect areas of
natural and scenic
resources WRZA25-0003 
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How will these 
parcels be 
serviced?

o Roadways: Connecting to existing terminus of
Marango Road

o Water: Private Domestic Wells

o Sewer: Private Septic Systems (5-acre parcel
minimum)

o Stormwater Management: Culverts and
swales

o Electric: NV Energy

o Fire: Proactive protective measures per
TMFPD

WRZA25-0003 
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Q & A
Please fill out comment cards and leave them with me at the end of the meeting. Thank you for your time.
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This Message Is From an Untrusted Sender
You have not previously corresponded with this sender.

  Report Suspicious   ‌

From: M Bekken
To: sbraunengineering; Weiche, Courtney
Subject: Re proposed Morango Springs zoning change
Date: Wednesday, June 25, 2025 11:09:39 PM

I will unfortunately not be able to attend the meeting on Thursday, as I already have a previous
6 pm commitment. But I wanted to raise a concern about this proposal. 

On the face of it, this seems like a relatively minor increase in density, which makes me
wonder why Mr Fry is bothering. S, as a resident of nearly 3 decades, I recall the history, of
things like the Old Steamboat Post Office. When that site was sold, the new owners asked to
be incorporated into the city. The effect of that on them is real, but not important per se to us.
However, the fact that the parcel became City of Reno instead of Unincorporated Washoe has
had a large impact in terms of strengthening the city's seeming objective to glom onto as much
land down south as possible (see, for example, the large housing development on the SE
corner of 395 and the 431/341 junction, which has significantly and adversely affected the
ability of the northbound folks to transit the intersection, among other problems. 

This makes me wonder what other parcels Mr. Fry or his associates might own contiguous to
those he wants to change the zoning on, in order to slip a much larger change in. Because once
those are higher density, the nearby parcels will now be adjacent to higher density and thus
can be more readily changed to higher density themselves, snowballing until we are all in
urban density settings and the entire character of Washoe Valley is destroyed. Please consider
this issue at this and all future meetings associated with this proposed project.

Marijke Bekken
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Marango Springs RZA – Neighborhood Meeting Comment 
Response Letter 

Meeting Date: 6/25/2025 

Public Comments: 

Comment 1: Impact on the water table by drilling additional wells and constructing more 
septic systems. Who will pay for the wells and septic? 

Response 1: Wells will be utilizing existing water rights that have been allocated to the area 
prior to this RZA. The septic systems will be reviewed and approved by Northern Nevada 
Public Health (NNPH) and will be designed to meet standards set forth by NNPH, which 
safeguard the quality of local groundwater. The developer is responsible for funding the 
proposed wells and septic systems. 

Comment 2: Drainage concerns for the existing properties downstream to the west, and at 
the Toll Road/Geiger Grade intersection 

Response 2: The site will be designed to meet or reduce the existing stormwater flows that 
leave the site per the guidelines put in place by the Washoe County Community Services 
Department Design Standards (WCCSDDS). The drainage issues at the Toll Road/Geiger 
Grade intersection during large storm events is independent of this proposed RZA and under 
the jurisdiction of the Washoe County Public Works. 

Comment 3: Traffic concerns on Toll Road 

Response 3: The proposed RZA would allow for 16 parcels to be built on the 80 acres, versus 
the 12 homes allowed by the current zoning. These additions to the community will have a 
negligible impact on the trips per day on Toll Road, which currently services thousands of 
properties. 

Comment 4: Fire and powerline risk management approach 

Response 4: There have already been conversations with Truckee Meadows Fire Protection 
District (TMFPD) to meet the standards set forth by the International Fire Code. The design 
team will work with TMFPD to implement the following potential measures to mitigate the  

WRZA25-0003 
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risk to the new and existing homes: underground powerlines, vegetation management plans, 
ignition resistant construction, dry hydrants and emergency access.  

Comment 5: Wear and tear on the existing roadways from construction traffic 

Response 5: The site is currently accessed via the public right-of-way, which allows for the 
passage of construction traffic. The right-of-way is for use by the public and is currently 
maintained by Washoe County Public Works. 

Comment 6: Who will pay for these improvements? 

Response 6: This is a private development, and the improvements will be funded by the 
developer.  

Comment 7: How long will the project take? Disturbance by construction noise? 

Response 7: The construction will be phased and will most likely take multiple years, with a 
focus on maintaining a sustainable rate of development and preserve the rural feel of the 
area. Any construction is required to meet the sound requirements set forth by the County 
Sound Ordinance.  

Comment 8: Concerned that there will be a boundary line adjustment 

Response 8: As a property owner, one is legally permitted to record a boundary line 
adjustment. 

Comment 9: Power increase – who will pay for this? 

Response 9: The developer will work with NV Energy to bring power to the site, and the 
developer will fund said improvements. 

Comment 10: Master Plan Misalignment, loss of community character 

Response 10: The proposed RZA is located within the Truckee Meadows Service Area – Tier 
1 of the Envision 2040 Master Plan – South Valleys Planning Area and follows the vision of the 
area “to mirror the existing development pattern and density, with a focus on maintaining 
open space”. 
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Comment 11: Dangerous Precedent 

Response 11: The developer is simply trying to create more opportunities for members of 
our community to live in a rural setting, as has been the case for many generations. 

Comment 12: How much dirt will be removed from the site? 

Response 12: The main intention of the grading design for this project is to balance the 
earthwork on the site (minimize/omit the need to import or export any soil) and adhere to the 
Hillside Development guidelines in the WCCSDDS. 

Comment 13: Will BLM land be infringed upon? 

Response 13: All proposed development is on private property. 

Comment 14: Where will parcel lines be drawn? 

Response 14: Proposed parcel lines will be made public later in the approval process. 

Comment 15: Who holds a developer accountable to build approved plans? 

Response 15: The permitting process facilitated by Washoe County ensures that no 
construction is being performed outside of the scope of the approved plans. Inspectors are 
onsite at a frequency deemed appropriate by Washoe County and it is their duty to certify 
that improvements being implemented are indeed permitted. 
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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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Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing 
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information   Staff Assigned Case No.: 

Project Name: 

Project 
Description: 

Project Address: 
Project Area (acres or square feet): 
Project Location (with point of reference to major cross streets AND area locator): 

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage: 

Indicate any previous Washoe County approvals associated with this application: 
Case No.(s). 

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell: Other: Cell: Other: 

Contact Person: Contact Person: 
Applicant/Developer: Other Persons to be Contacted: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell: Other: Cell: Other: 
Contact Person: Contact Person: 

For Office Use Only 
Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 
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Washoe County Planning and Building 
REGULATORY ZONE AMENDMENT SUPPLEMENTAL INFORMATION 

Regulatory Zone Amendment 
Supplemental Information 

(All required information may be separately attached) 

Please complete the following supplemental information to ensure consistent review of your request to 
amend the Washoe County Zoning Map.  Please provide a brief explanation to all questions answered in 
the affirmative. 

1. List the Following information regarding the property subject to the Regulatory Zone Amendment.

a. What is the location (address, distance and direction from nearest intersection)?

b. Please list the following proposed changes (attach additional sheet if necessary).

c. What are the regulatory zone designations of adjacent parcels?

Zoning Use (residential, vacant, commercial, etc,) 
North 
South 
East 
West 

3. Describe the existing conditions and uses located on the site (i.e. vacant land, roadways, easements,
buildings, etc.).

4. Describe the natural resources associated with the site under consideration.  Your description should
include resource characteristics such as water bodies, vegetation, topography, minerals, soils, and
wildlife habitat.

APN of Parcel 
Master Plan 
Designation 

Current 
Zoning 

Existing 
Acres 

Proposed 
Zoning 

Proposed 
Acres 
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Washoe County Planning and Building 
REGULATORY ZONE AMENDMENT SUPPLEMENTAL INFORMATION 

5. Does the property contain development constraints such as floodplain or floodways, wetlands, slopes,
or hillsides in excess of 15%, geologic hazards such as active faults, significant hydrologic resources,
or major drainages or prime farmland?

 Yes, provide map identifying locations  No

6. Is the site located in an area where there is potentially an archeological, historic, or scenic resource?

 Yes  No

Explanation: 

7. Are there sufficient water rights to accommodate the proposed amendment?  Please provide copies
of all water rights documents, including chain of title to the original water right holder.)

 Yes  No

If yes, please identify the following quantities and documentation numbers relative to the water rights: 

a. Permit # acre-feet per year 
b. Certificate # acre-feet per year 
c. Surface Claim # acre-feet per year 
d. Other # acre-feet per year 

a. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources):

b. If the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additional development.

8. Please describe the source and timing of the water facilities necessary to serve the amendment.

a. System Type:

 Individual wells
 Private water Provider: 
 Public water Provider: 

b. Available:

 Now  1-3 years  3-5 years  5+ years

c. Is this part of a Washoe County Capital Improvements Program project?

 Yes  No
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7/7/25, 2:53 PM

Page 1 of 1https://tools.water.nv.gov/OwnershipTitle.aspx

Current Ownership Information

(NOTE: Owner names shown here are standardized for retreival purposes only. Verify legal names before submitting any
new documentation.)

Owner Type Div Rate Duty Acres Change By APN County Description

AMSTERDAM HOLDINGS,
LLC C 0.008 2 0 WITHDRAWN

BAUER, BENNETT J. AND
DARCY O. C 0.004 0.5 0 90810

FRANK D. CAFFARATTI
1987 TRUST DATED JULY
30, 1987

C 0.008 2.0396 0 WITHDRAWN

FRY, HARRY C. C 0.161 39.4804 0

ROBERT J. SMEATH,
TRUSTEE OF THE KAFOURY
ARMSTRONG & CO PROFIT
PLAN AND TRUST ET AL.

C 0.021 4.98 0 CAN CANCELLED 10/6/2017

SLOANE, VIOLET C 0.02 5.02 0 CAN CANCELLED 8/29/2013

WASHOE COUNTY C 0.017 4.23 0 63147R01

Confirmed By: MM

Effective Date: 2/1/2022

Original Owners

Owner

GEORGE L. SOLARI 1979 LIVING TRUST & SOLARI, AL AND BARBARA

Remarks

App/Permit:   63147

Status:   PERMIT

Certificate:   None
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Washoe County Planning and Building 
REGULATORY ZONE AMENDMENT SUPPLEMENTAL INFORMATION 

d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program or not available, please describe the funding mechanism for ensuring
availability of water service.

9. What is the nature and timing of sewer services necessary to accommodate the proposed
amendment?

a. System Type:

 Individual septic
 Public system Provider: 

b. Available:

 Now  1-3 years  3-5 years  5+ years

c. Is this part of a Washoe County Capital Improvements Program project?

 Yes  No

d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program or not available, please describe the funding mechanism for ensuring
availability of sewer service.  If a private system is proposed, please describe the system and the
recommended location(s) for the proposed facility.

10. Please identify the street names and highways near the proposed amendment that will carry traffic to
the regional freeway system.

11. Will the proposed amendment impact existing or planned transportation systems?  (If yes, a traffic
report is required.)

 Yes  No

12. Community Services (provided name, address and distance to nearest facility).

a. Fire Station
b. Health Care Facility
c. Elementary School
d. Middle School
e. High School
f. Parks
g. Library
h. Citifare Bus Stop
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Washoe County Planning and Building 
REGULATORY ZONE AMENDMENT SUPPLEMENTAL INFORMATION 

Projects of Regional Significance Information 
For Regulatory Zone Amendments 

Nevada Revised Statutes 278.026 defines “Projects of Regional Significance”.  Regulatory Zone 
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning 
Commission (TMRPC) must respond to the following questions.  A “Yes” answer to any of the following 
questions may result in the application being referred first to the Truckee Meadows Regional Planning 
Agency (TMRPA) for submission as a project of regional significance.  Applicants should consult with 
County or Regional Planning staff if uncertain about the meaning or applicability of these questions. 

1. Will the full development potential of the Regulatory Zone amendment increase employment by not
less than 938 employees?

 Yes  No

2. Will the full development potential of the Regulatory Zone amendment increase housing by 625 or
more units?

 Yes  No

3. Will the full development potential of the Regulatory Zone amendment increase hotel
accommodations by 625 or more rooms?

 Yes  No

4. Will the full development potential of the Regulatory Zone amendment increase sewage by 187,500
gallons or more per day?

 Yes  No

5. Will the full development potential of the Regulatory Zone amendment increase water usage by 625
acre-feet or more per year?

 Yes  No

6. Will the full development potential of the Regulatory Zone amendment increase traffic by 6,250 or
more average daily trips?

 Yes  No

7. Will the full development potential of the Regulatory Zone amendment increase the student
population from kindergarten to 12th grade by 325 students or more?

 Yes  No
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I. Project Description 
The proposed regulatory zone amendment is in substantial compliance with the 
policies and action programs of the Washoe County Master Plan Envision 2040 – 
adopted in November 2023. This master plan was created by multiple advisory 
groups: Community Representatives, a Steering Committee, Technical Advisory 
Committee and a Community Advisory Committee. The recommendations put 
forth by these committees for the South Valleys planning area are for new 
development to be on parcels larger than 5 acres in size and to preserve Open 
Space – the two main goals of this proposal.  
 
This is not a master plan amendment, but rather a regulatory zone amendment to 
better adhere this land to follow the development framework described in the 
master plan. This amendment is being proposed by a local developer who has 
spent many years in the neighborhood. They appreciate the quiet rural feel of the 
area and the proximity to the city and the mountains. As a small-scale local builder, 
an effort is being made to offer unique non-cooker cutter homes on larger lots to 
retain the rural aesthetic. Our town is inevitably growing, and this is an opportunity 
to “strengthen the identity of the region by encouraging land uses that both 
contribute to the character of the community and enable the area to sustain a viable 
economic base” (Washoe County Master Plan RFC Principle 2.1). 
 
The proposed project is located within the Truckee Meadows Service Area (TMSA) 
– Tier 1, in the South Valleys planning area. The project follows the vision of the 
area “to mirror the existing development pattern and density, with a focus on 
maintaining open space” (South Valleys planning area NCR Principle 3 – Policy 
3.2). Despite being withing the TMSA, the proposed zoning maintains the rural 
large-lot aesthetic of the area by proposing lots of 5-acres in size (South Valleys 
planning area LU Principle 5 – Policy 5.2).  

II. Existing Conditions 
The parcels that constitute this Regulatory Zone Amendment (RZA) are APNs: 
017-410-60, 050-571-24, 050-571-25 and 050-571-26 (See Appendix A for Site 
Photos of current conditions of parcels). The parcels are currently zoned Low 
Density Rural (LDR), Medium Density Rural (MDR), MDR and MDR respectively, 
with portions of General Rural (GR) on each (See Appendix B).  
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There is currently one existing home and one accessory structure on parcel 017-
410-60, which are serviced by a domestic well and septic system. The adjacent 
parcel to the south, 050-520-73, accesses their property via an existing access 
easement through the four parcels applying for the RZA. The adjacent parcel to 
the west, 017-410-37, also has an access easement in place to gain access to 
their property. 
 
The Washoe County Zoning Map (See Appendix C) illustrates a discrepancy in 
the pattern of zoning along this southern reach of the South Valleys. To the 
southwest of the proposed RZA one can see that there is a pattern of zoning that 
follows a gradient from Low Density Suburban (LDS) to High Density Rural 
(HDR) to MDR to LDR. The existing zoning of the area surrounding this RZA 
goes from LDS to LDR, then back to MDR. The proposed RZA would therefore 
follow the precedent set by the zoning currently exhibited by the adjacent land 
uses and will not adversely impact the public health, safety or welfare. 

III. Proposed Conditions 

A. Zoning 
This application proposes to amend the regulatory zone of parcel 017-410-60 to 
Medium Density Rural (MDR), to allow for development that better fits the 
existing lay of the land, as well as the General Rural (GR) areas on all four 
parcels to Open Space (OS), to create, preserve, and connect areas of natural, 
cultural, and scenic resources (See Appendix B). 
 
The proposed amendment will not affect the location, purpose, or mission of a 
military installation. 

B. Domestic Water Service 
The proposed parcels will be serviced by domestic water wells utilizing existing 
water rights. An effort was made to annex this area into the Truckee Meadows 
Water Authority (TMWA) Service Area, but due to a lack of regional pumping 
facilities a connection was not permitted by TMWA.  
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C. Sanitary Sewer Service 
The proposed parcels will be 5 acres minimum, allowing them to be serviced by 
sanitary sewer septic systems per Northern Nevada Public Health (NNPH) 
guidelines. Percolation tests will be conducted and engineered systems will be 
implemented if deemed necessary. 

D. Grading 
The proposed development will strive to keep grading impacts to a minimum. 
Innovative grading techniques and building design will be employed to respond 
to the hillside terrain and natural contours of the land. Any proposed grading on 
slopes that exceed 15% will adhere to the Washoe County Division 4 – 
Development Standards Section 110 Article 424 Hillside Development Practices. 
Development Constraint Areas, including but not limited to, construction on 
slopes exceeding 30% will be avoided to the greatest extent possible (Washoe 
County Master Plan AR Principle 1.1) (See Appendix D). Impacts on existing 
trees and vegetation will be minimized to reduce erosion, maintain the stability of 
steep hillsides, enhance visual quality, protect water quality and preserve critical 
watershed recharge areas. Prominent ridgelines, significant viewsheds, canyons 
and visually prominent rock outcroppings, which reflect the visual value and 
scenic character of hillside areas will be minimally impacted. 

E. Storm Drainage 
Establishing stormwater runoff and erosion control techniques to minimize 
adverse water quality impacts will be the focus of the design for the proposed 
development. The proposed parcels will surface drain via proposed drainage 
easements. Impacts to existing drainage paths will be kept to an absolute 
minimum and existing drainage patterns will be maintained. Existing and 
proposed conditions will be evaluated in a future Marango Springs Drainage 
Study. 

F. Connectivity 
The internal connectivity of the project will be provided with private roads that will 
follow the natural topography of the land and some of the existing road 
alignments through the parcels. A proposed 66’-wide access easement will be 
recorded and will connect to the current terminus of Marango Road. From here 
traffic will access the freeway via Toll Road and Geiger Grade Road. The 
proposed regulatory zoning amendment increases the potential for proposed 
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parcels from 12 to 16 parcels. With thousands of existing parcels already being 
serviced by Toll Road, this will not result in a measurable change to existing 
traffic patterns. 

G. Fire Risk Management 
In coordination with Truckee Meadows Fire Protection District, the proposed 
development will implement proactive protective measures. This can include, 
and will not be limited to, a vegetation management plan, ignition resistant 
construction, dry hydrants, monitored fire alarms, and adequate ingress/egress. 
To manage fire risk to proposed and existing properties, an effort will be made 
with NV Energy to install underground electric services to the proposed 
development. 

H. Permitting 
The proposed development will follow the Washoe County Community Services 
Department Design Standards and NNPH Environmental Health Services review 
processes, and all necessary permits will be obtained. Pre-application Meetings 
were held for this project on April 23, 2025 and June 11, 2025. A neighborhood 
meeting was held on June 26, 2025, to allow the public to review the proposal 
and provide feedback prior to a formal application submittal (Washoe County 
Master Plan LU Principle 1.2). The Washoe County Master Plan designates the 
proposed development area as located in the South Valleys Planning Area. This 
proposed development will comply with the planning area special requirements. 
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	undefined_2: Off
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