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The Ridges at Hunter Creek Phase II

A Master Plan Amendment to revise the existing Rural and Suburban Residential
designations on the property to better align with slope opportunities and constraints.
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✔

A modification to the Southwest Truckee Meadows Area Plan Master Plan Map on a 154.99 acre
site to adjust the existing master plan designations as follows:

Rural - Existing: 139.92 acres; Proposed: 69.60 acres
Rural Residential - Existing: 0 acres; Proposed 59.20 acres
Suburban Residential - Existing: 15.07 acres; Proposed: 26.10 acres

The modification will will better align with actual slope opportunities and constraints on the site.



Since the Master Plan was adopted, Wood Rodgers has been able to obtain more accurate
topographic information and run more precise slope maps on the subject project site. The maps
reveal that the slopes on the property previously designated Rural include areas that have slopes
between 0 and 15% consistent with Suburban Residential designations on the site, as well as on
adjacent property to the east and slopes less than 30% which are also suitable for development.

The project site is located South of Woodchuck Circle and Hunters Peak Road and West of
Hawken Drive within the SW Truckee Meadows Area Plan boundaries. A legal description has
been included in this application packet.
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Suburban Residential and Rural
Rural and Open Space
Suburban Residential
Open Space

A portion of the property was approved in the past as part of a 53 lot common open space
subdivision. (TM05-013 Hunter Creek Development). Thirty lots in the development were recorded
while the remaining 23 lots expired. No homes, however, have been constructed in the recorded
portions of the subdivision although roads are paved and utilities and common landscaping are in
place. Improvements on the expired portion of the property include a graded road network (Hunter
Falls Circle and Hunters Peak Road), retaining walls, drainage culverts and basin areas as well as
other graded pad and turnout areas. An emergency access gate that connects to an emergency
access road providing access to Caughlin Parkway is also located at the easterly end of the site.
The current project site includes 154.99 acres property part of which was included in the previous
tentative map (63.46 acres) and part of which was not (91.53 acres). A water tank was constructed
near the southwesterly corner of APN 041-650-02 to serve the development.

Hunter Creek borders the northwesterly portion of the site where no development is proposed. A
drainageway also runs through the central portion of the site and culverts and basin area
improvements have already been installed. The topography of the site is varied and includes steep,
moderate and flat terrain. The site is characterized by native vegetation (primarily native shrubs,
sagebrush and grasses punctuated by juniper and pinion trees) and includes evidence of grading,
trails and dirt road use. The Washoe County Michael D. Thompson trailhead is located on the
property near the northwesterly portion of the site and includes parking and restroom facilities.
Washoe County maps from the Conservation Element show this property to be within Black Bear
and Mule Deer habitat.



✔

There is no mapped FEMA Flood Zone along Hunter Creek or anywhere on the property.

✔

Hunter Creek is not identified on the US Fish and Wildlife National Wetlands inventory as
containing wetlands. It is a tributory of the Truckee River and would be a Waters of the United
States. No development, however, is planned in the vicinity of Hunter Creek.

✔

A slope map is provided in this application packet. There are no significant ridgelines on the
property.



✔

Hunter Creek borders the northwest portion of the property, however, no development is planned
in this area. A preliminary geotechnical review summary is included in this submittal packet.

✔

The property is in an overall general area that is subject to wildfire hazards.

✔

We are unaware of any known archaeological, historic, cultural or scenic resources on the property
at this time. Portions of the property have previously been approved for a residential subdivision and
roadway and drainage improvements have been constructed. In addition, a water tank and trailhead
improvements have been constructed on the site.



✔

The project site will be served by the Truckee Meadows Water Authority. Water rights to serve the
project will be dedicated prior to recordation of each final map.



✔ TMWA

✔

✔

A TMWA water tank which will serve future development has already been constructed and is in
operation on the southwesterly border of the property.

✔ Washoe County

✔

✔



Sanitary sewer lines have already been constructed to serve lots in the previous first phase of
the project.

Access to the regional freeway system (I-80) is via the following streets:

Woodchuck Circle
Plateau Road
Mayberry Drive
W. 4th Street or McCarran Boulevard

✔

Station 14 (TMFPD) Station 5 (City of Reno)
St. Mary's Hospital
Caughlin Ranch
Swope
Reno
Michael D. Thompson Trailhead
Northwest Reno Library
N/A



Goal Three: Plan for a balanced development pattern that includes employment and
housing opportunities, public services and open spaces; Goal Four: Coordinate population
growth with the availability of water, sanitary sewer,streets and highways, and other public
facilities and services.
Infrastructure to serve the project is in place. The proposed amendment adds 91.53 acres to the
project area and will increase the potential for the future development of the property by 32 lots.
The additional lots will be able to provide housing for 32 additional families and will help provide
housing options to serve anticipated population growth.

Goal Five: Regulate development in hillside and mountainous areas to mitigate
drainage, erosion, siltation and landslide problems.
Goal Six: Regulate development to protect the riparian vegetation associated with
the Truckee River and the streams, creeks and wetlands of the region.

Hunter Creek and existing trails and the trailhead will not be affected by future development.
Existing steep terrain (30% or greater) will remain in its current master plan designation of Rural.

Goal Seven: Promote Homeownership opportunities

The proposed amendment adds 91.53 acres to the project site and will increase the potential for
the future development of the property by 32 single family residential lots. The additional lots
will be able to provide housing for 32 additional families and will help provide housing options to
serve anticipated population growth.

Goal Five: Development occurs where infrastructure is available; Goal Thirty-two: Washoe
County shall recognize the Development Constraints Area (DCA)within the Truckee Meadows
Regional Plan; LUT.32.1 The Regional Plan defines the Development Constraints Area (DCA)
as an overlay upon the Truckee Meadows Service Areas and the Rural Development Area;
LUT.32.2 The DCA consists of playas, significant water bodies, natural slopes over 30%,
publicly owned open space, and properties that are deed restricted to prevent development.
Constrained lands less than 1/3 acre in size will not be included in the DCA.
Infrastructure is already available. DCA areas have been designated Rural and can be deed
restricted to prevent development.



PSF.8.4 Develop a phased regional trail system with access from major population
areas and access to regional parks, special use facilities, and public lands.PSF.1.18 Ensure that
sufficient water rights are dedicated to Washoe County when
new parcels are created.

The Washoe County Michael D. Thompson trailhead providing access to Hunter Creek trails is
located on the property near the northwesterly portion of the site and includes parking and
restroom facilities. A TMWA water tank was also constructed near the southwesterly corner of
APN 041-650-02 to serve the development. Sanitary sewer is also stubbed to the property.

The property is located within the West Truckee Meadows Wildland Transition Suburban
Character Management Area. Rural, Rural Residential and Suburban Residential land uses are
allowed in this area. The proposed modification adds 91.53 acres to the project site and will
allow a minor intensification of residential land use which could result in a net potential addition
of 32 lots for a total of 50 on this 154.99 acre site. The overall density of the project would be
very low at .32 units per acre. Impacts to the scenic values of the Fourth Street/I80/Truckee
River corridor as noted in Policy SW.1.12 of the plan are not anticipated.

This amendment is subject to Plan Maintenance as described under Goal Twenty and Policies
SW.20.1 - SW.20.5 of the Southwest Truckee Meadows Area Plan. A response to the required
findings for the intensification of residential land use (from a potential of 18 lots on 63.46 acres to
50 lots on 154.99 acres for a net potential increase of 32 lots) is included in this application
packet.



The Master Plan designates some of the property for Suburban Residential use and the majority for
Rural use. Rural designations are typically found on properties with development constraints such as
slopes in excess of 30% while Suburban Residential designations are found on properties with lesser
slopes and more development potential. Since the Master Plan was adopted, Wood Rodgers has been
able to obtain more accurate topographic information and run more precise slope maps on the subject
project site. The maps reveal that the slopes on the property previously designated Rural include areas
that have slopes between 0 and 15% consistent with Suburban Residential designations on a portion of
the site (as well as on adjacent property to the east) and slopes less than 30% which are also suitable for
development. In addition, a portion of the property was approved in the past as part of a 53 lot common
open space subdivision. (TM05-013 Hunter Creek Development). Thirty lots in the development were
recorded while the remaining 23 lots expired. At this time, no homes have been constructed in the
recorded portions of the subdivision although roads are paved and utilities and common landscaping are
in place. Improvements on the expired portion of the property include a graded road network (Hunter
Falls Circle and Hunters Peak Road), retaining walls, drainage culverts and basin areas as well as other
graded pad and turnout areas. An emergency access gate that connects to an emergency access road
providing access to Caughlin Parkway is also located at the easterly end of the site.

Despite past approvals and the existence of improvements on the site, per Washoe County staff, the
project was approved in error as common open space developments and residential lots are not
permitted in areas designated Rural or zoned GR. It is, therefore, not possible to simply resubmit the
expired tentative map or process a common open space development with the existing Rural
designations on the site. An amendment to the master plan to change the land use designations to be
more in line with the slope percentages is therefore required.

The proposed Amendment will allow for the expired portion of the property where roads and
improvements are already in place to move forward. In addition, the amendment will address an
additional 91.53 acres under the same property ownership that were anticipated for development in a
future phase but were not included with the original tentative map. The current project site now includes
a total of 154.99 acres. The expanded project site includes land with slopes appropriate for residential
development and property where a water tank was constructed near the southwesterly corner of APN
041-650-02 to serve the development. Hunter Creek borders the northwesterly portion of the site where
no development is proposed. The Washoe County Michael D. Thompson trailhead is also located near
the northwesterly portion of the site and includes parking and restroom facilities.

The proposed Master Plan Amendment would modify the Southwest Truckee Meadows Area Plan
Master Plan Map to adjust the existing master plan designations as follows:
Rural - Existing: 139.92 acres; Proposed: 69.60 acres
Rural Residential - Existing: 0 acres; Proposed: 59.20 acres
Suburban Residential - Existing: 15.07 acres; 26.10 acres
The proposal would increase the potential number of lots in the project area from 18 lots (on 91.53
acres) to 50 lots (on 154.99 acres) resulting in a net potential increase of 32 lots. The modification will
will better align with actual slope opportunities and constraints on the site and is consistent with
designations and densities on adjacent properties to the north and east. Responses to required Findings
under Article 820 of the Washoe County Development Code and Plan Maintenance Findings in the
Southwest Truckee Meadows Area Plan are included in Section 2 of this submittal packet.



The Ridges at Hunter Creek Phase II

A Regulatory Zone Amendment to revise existing GR and LDS designations and add HDR
designations to align with proposed Master Plan designations on the property.
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A modification to the Zoning on a 154.99 acre site as follows:

GR - Existing: 139.92 acres; Proposed 69.60 acres
HDR - Existing: 0 acres; Proposed 59.20 acres
LDS - Existing: 15.07 acres; Proposed 26.10 acres

The modification is consistent with the proposed Master Plan Amendment designations which better
align with actual slope opportunities and constraints on the site.

The project site is located South of Woodchuck Circle and Hunters Peak Road and West of
Hawken Drive within the SW Truckee Meadows Area Plan boundaries. A legal description has
been included in this application packet.



041-671-01 Rural GR 40.20 GR 9.23
041-671-01 Suburban Res LDS 15.07 LDS 16.87
041-671-01 HDS 29.14
041-662-12 Rural GR 8.19 GR 3.03
041-662-12 Rural GR LDS 3.08
041-662-12 Rural GR HDS 2.09
041-650-02 Rural GR 48.95 GR 41.66
041-650-02 Rural GR LDS 0.60
041-650-02 Rural GR HDS 6.67
041-650-03
041-650-03
041-650-03

Rural
Rural
Rural

GR
GR
GR

42.58 GR
LDS
HDS

15.75
21.30
21.30

LDS and GR Residential and undeveloped residential
GR and OS Undeveloped

LDS Residential
OS Undeveloped

A portion of the property was approved in the past as part of a 53 lot common open space
subdivision. (TM05-013 Hunter Creek Development). Thirty lots in the development were recorded
while the remaining 23 lots expired. No homes, however, have been constructed in the recorded
portions of the subdivision although roads are paved and utilities and common landscaping are in
place. Improvements on the expired portion of the property include a graded road network (Hunter
Falls Circle and Hunters Peak Road), retaining walls, drainage culverts and basin areas as well as
other graded pad and turnout areas. An emergency access gate that connects to an emergency
access road providing access to Caughlin Parkway is also located at the easterly end of the site.
The current project site includes 154.99 acres property part of which was included in the previous
tentative map (63.46 acres) and part of which was not (91.53 acres). A water tank was constructed
near the southwesterly corner of APN 041-650-02 to serve the development.



Hunter Creek borders the northwesterly portion of the site where no development is proposed. A
drainageway also runs through the central portion of the site and culverts and basin area
improvements have been installed. The topography of the site is varied and includes steep,
moderate and flat terrain. The site is characterized by native vegetation (primarily native shrubs,
sagebrush and grasses punctuated by juniper and pinion trees) and includes evidence of grading,
trails and dirt road use. The County Michael D. Thompson trailhead is located on the property near
the northwesterly portion of the site and includes parking and restroom facilities. County maps from
the Conservation Element show this property to be within Black Bear and Mule Deer habitat.

The property contains slopes in excess of 15% on the site. A slope map is provided in this
application packet. Hunter Creek borders the northwest portion of the property, however, no
development is planned in this area. A preliminary geotechnical summary review is included in this
submittal packet.

We are not aware of any known archaeological, historic, cultural or scenic resources on the property
at this time. Portions of the property have previously been approved for a residential subdivision
and roadway and drainage improvements have been constructed. In addition, a water tank and
trailhead improvements have been constructed on the property.



The project site will be served by the Truckee Meadows Water Authority. Water rights to serve the
project will be dedicated prior to recordation of each final map.



TMWA

A TMWA water tank which will serve future development has already been constructed and is in
operation on the southwesterly border of the property.

Washoe County



Sanitary sewer lines have already been constructed to serve lots in the previous first phase of
the project.

Access to the regional freeway system (I-80) is via the following streets:

Woodchuck Circle
Plateau Road
Mayberry Drive
W. 4th Street or McCarran Boulevard

Station 14 (TMFPD), Station 5 (City of Reno)
St. Mary's Hospital
Caughlin Ranch
Swope
Reno
Micahel D. Thompson Trailhead
Northwest Reno Library
N/A





The existing Master Plan and Zoning designates some of the property Suburban Residential/LDS and
the majority Rural/GR. Existing Zoning is consistent with existing Master Plan designations. Rural/GR
designations are typically found on properties with development constraints such as slopes in excess of
30% while Suburban Residential/LDS designations are found on properties with lesser slopes and more
development potential. Since the Master Plan and Zoning designations were adopted, Wood Rodgers
has been able to obtain more accurate topographic information and run more precise slope maps on the
subject project site. The maps reveal that the slopes on the property previously designated Rural/GR
include areas that have slopes between 0 and 15% consistent with Suburban Residential/LDS
designations on a portion of the site (as well as on adjacent property to the east) and slopes less than
30% which are also suitable for development. In addition, a portion of the property was approved in the
past as part of a 53 lot common open space subdivision. (TM05-013 Hunter Creek Development).
Thirty lots in the development were recorded while the remaining 23 lots expired. At this time, no
homes have been constructed in the recorded portions of the subdivision although roads are paved and
utilities and common landscaping are in place. Improvements on the expired portion of the property
include a graded road network (Hunter Falls Circle and Hunters Peak Road), retaining walls, drainage
culverts and basin areas as well as other graded pad and turnout areas. An emergency access gate
that connects to an emergency access road providing access to Caughlin Parkway is also located at the
easterly end of the site. Despite past approvals and the existence of improvements on the site, per
Washoe County staff, the project was approved in error as common open space developments and
residential lots are not permitted in areas designated Rural or zoned GR. It is, therefore, not possible to
simply resubmit the expired tentative map or process a common open space development with the
existing Rural/GR designations on the site. An amendment to the master plan to change the land use
designations to be more in line with the slope percentages is required and has been submitted in
conjunction with this Regulatory Zone Amendment Application.

The proposed Amendment will allow for the expired portion of the property where roads and
improvements are already in place to move forward. In addition, the amendment will address an
additional 91.53 acres under the same property ownership that were anticipated for development in a
future phase but were not included with the original tentative map. The current project site now includes
a total of 154.99 acres. The expanded project site includes land with slopes appropriate for residential
development and property where a water tank was constructed near the southwesterly corner of APN
041-650-02 to serve the development. Hunter Creek borders the northwesterly portion of the site where
no development is proposed. The Washoe County Michael D. Thompson trailhead is also located near
the northwesterly portion of the site and includes parking and restroom facilities.

The proposed Regulatory Zone Amendment would modify the existing zoning designations as follows:
GR - Existing: 139.92 acres; Proposed: 69.60 acres
HDS - Existing: 0 acres; Proposed: 59.20 acres
LDS - Existing: 15.07 acres; 26.10 acres
The proposal is consistent with proposed Master Plan Amendment desigations and would increase the
potential number of lots in the project area from 18 lots (on 91.53 acres) to 50 lots (on 154.99 acres)
resulting in a net potential increase of 32 lots. The modification will better align with actual slope
opportunities and constraints on the site and is consistent with designations and densities on adjacent
properties to the north and east. Responses to findings for a Regulatory Zone Amendments as required
under Article 821 of the Washoe County Development Code are included in Section 2 of this submittal,
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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.  
 
RESPONSE:  The proposed amendment is in substantial compliance with designations on adjacent 
and nearby properties, as well as various policies and action programs in the Master Plan 
including the Population, Conservation, Housing, Land Use and Transportation and Public Services 
and Facilities Elements.  The amendment allows for a modest increase in the number of single 
family residential lots (up to 32) that could be developed in this area to serve population growth 
and housing needs.  Existing steep terrain (30% or greater) is recognized as constrained and will 
remain in its current master plan designation of Rural.  The amendment is consistent with policies 
that encourage development where infrastructure already exists and is located with the TMSA and 
within the West Truckee Meadows Wildland Transition Suburban Character Management Area of 
the Southwest Truckee Meadows Area 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. 
 
RESPONSE:  The amendment provides for land uses (Suburban Residential) compatible with 
existing and approved but not built low density residential development to the north and west, as 
well as master plan land use designations to the north and west.  The proposed land uses are 
consistent with designations on adjacent lands with similar topographic development 
opportunities (Suburban Residential and Rural Residential) and constraints (Rural).    

 
(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.  
 
RESPONSE: A portion of the property was approved in the past as part of a 53 lot common open 
space development.  Twenty –three of the originally approved lots, however, expired after 
significant roadway and utility improvements were made.  A changed condition exists as County 
staff has determined that the original project cannot move forward under the same common open 
space procedures without approval of a Master Plan Amendment.  Additionally, Wood Rodgers 
has been able to obtain more accurate topographic information and run more precise slope maps 
and studies on the property.  The maps reveal that slopes on the property, previously designated 
Rural, have slope areas less than 30% which are suitable for development and land utilization.   
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(4) Availability of Facilities. There are or are planned to be adequate transportation, recreation, utility, 
and other facilities to accommodate the uses and densities permitted by the proposed Master Plan 
designation.  

 
RESPONSE:  The property is located in the Washoe County TMSA in an area where services and 
utilities are already available.  According to the Washoe County School District, schools serving 
this property have capacity for the additional students that could be generated by the 
intensification.  There is a TMWA water tank on the property.  Access is available from Woodchuck 
Circle via Plateau Road.  Sanitary sewer, electric, gas and water, as well as a paved roadway 
(Hunters Peak Road) are stubbed to the property.  Graded roadways (Hunters Peak Road and 
Hunter Falls Circle) additionally have been constructed on the property and provide emergency 
access to Caughlin Parkway.  Recreation opportunities in the area include trails and the Washoe 
County Michael D. Thompson Trailhead which is actually located on the project site.     

 
(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.  

 
RESPONSE:  This project is located in the Washoe County TMSA which is an area designated for 
development.  The site was previously deemed appropriate for development as was approved in 
the past as part of a 53 lot common open space subdivision.  Thirty lots in the area were recorded; 
however, 23 lots (18 on this project site) expired.  Utilities are stubbed to the property and roads 
have been graded on portions of the site.  In addition, a water tank was constructed to provide 
service to this project area.  The inclusion of an additional 91.53 acres to the project site which 
could accommodate only up to 32 additional lots is a logical extension of the previously approved 
and partially constructed subdivision.  The low density potential for additional development would 
also continue to protect steep slopes and natural resources as 69.60 acres (45% of the property) 
would remain in the Rural land use designation with limited development potential.   

 
(6) Effect on a Military Installation. The proposed amendment will not affect the location, purpose and 

mission of the military installation.  
 

RESPONSE:  N/A.  The property that is the subject of the amendment is not located in close 
proximity to a military installation.    
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SOUTHWEST TRUCKEE MEADOWS AREA PLAN 
PLAN MAINTENANCE INFORMATION AND FINDINGS 

 
Goal Twenty:  Amendments to the SWTM Area Plan will be for the purpose of further implementing 
the Vision and Character Statement, or to respond to new or changing circumstances.  Amendments 
will conform to the SWTM Vision and Character Statement.  Amendments will be reviewed against a 
set of criteria and thresholds that are measures of the impact on, or progress toward, the Vision and 
Character Statement.   
 
Policies 

SW.20.1 In order for the Washoe County Planning Commission to recommend the approval of ANY 
amendment to the SWTM Area Plan, the following findings must be made: 

 
a. The amendment will further implement and preserve the Vision and Character Statement. 
 

RESPONSE:  The primary Vision of the SWTM is to maintain, preserve and facilitate the planning 
area’s desired character.  A portion of the project site has previously been approved for 
development and roadway and site grading, as well as drainage improvements have been 
constructed.  A TMWA water tank has been constructed to serve this area.  The proposed 
intensification is minor and would allow up to 32 additional single family lots.  The proposed 
amendment serves to manage growth and development in a manner that in accordance with the 
SWTM Vision: 

 Respects private property rights (the 154.99 acre site is under private ownership); 

 Provides a range of housing opportunities (up to 32 low density lots would be available for 
custom home development) 

 Provides ample open space and recreational opportunities (69.60 acres would remain in 
the Rural designation with GR zoning and would result in low density (with a total of 50 
lots (18 potential existing and 32 proposed the density would be .32 units per acre) and 
ample open space.  In addition, the Hunter Creek trails and the Washoe County Michael D. 
Thompson trailhead is located on the project site) 

 Ensures that infrastructure is coincident with development and appropriate in scale and 
character to the community character (The property is located in the Washoe County 
TMSA in an area where services and utilities are already available.  According to the 
Washoe County School District, schools serving this property have capacity for the 
additional students that could be generated by the intensification.  There is a TMWA 
water tank on the property.  Access is available from Woodchuck Circle via Plateau Road.  
Sanitary sewer, electric, gas and water, as well as a paved roadway (Hunters Peak Road) 
are stubbed to the property.  Graded roadways (Hunters Peak Road and Hunter Falls 
Circle) additionally have been constructed on the property and provide emergency access 
to Caughlin Parkway.  Recreation opportunities in the area include trails and the Washoe 
County Michael D. Thompson Trailhead which is actually located on the project site).     

 Coordinates resource availability with the construction of infrastructure through the 
implementation of facilities and resources plans (The property is located in the Washoe 
County TMSA in an area where services and utilities are already available.  Water rights to 
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support each single family residence will be dedicated and traffic impact fees, residential 
construction taxes for parks and water and sewer hook-up fees will be paid in the future 
with each final map and/or building permit).   

The amendment is additionally in conformance with the SWTM Character Statement.  The 
amendment maintains Rural designations on 45% of the property to support the wildland 
interface and transition zone and preserve the scenic value of the area, especially along 
Hunter Creek and the boundaries of the property.  The Michael D. Thompson trailhead 
(located on this project site) will remain as a focal point for public recreational access to the 
Hunter Creek trails.  The amendment respects slopes and the scenic character of the area while 
manages and allows limited growth with the Rural Residential and Suburban Residential 
designations.  This will allow for the low density character of the area to remain and result in 
the blending of new development with existing and planned development as outlined in the 
Character Statement.    

 
b.  The amendment conforms to all applicable policies of the SWTM Area Plan and the Washoe County 

Master Plan, and the Regional Water Management Plan. 
 
RESPONSE:  The amendment conforms to the applicable policies of the SWTM.  Per SW.1.3, 
Regulatory Zones that are permitted in the West Truckee Meadows Wildland Transition Suburban 
Character Management Plan include General Rural, High Density Rural and Low Density Suburban.  
Per SW.1.12, the property is not located in an area where potential impacts to the scenic value of 
the Fourth Street/I-80/Truckee River corridor would occur.   
 
The proposed amendment is in substantial compliance with designations on adjacent and nearby 
properties, as well as various policies and action programs in the Washoe County Master Plan 
including the Population, Conservation, Housing, Land Use and Transportation and Public Services 
and Facilities Elements.  The amendment allows for a modest increase in the number of single 
family residential lots (up to 32) that could be developed in this area to serve population growth 
and housing needs.  Existing steep terrain (30% or greater) is recognized as constrained and will 
remain in its current master plan designation of Rural.  The amendment is consistent with policies 
that encourage development where infrastructure already exists and is located with the TMSA and 
within the West Truckee Meadows Wildland Transition Suburban Character Management Area of 
the Southwest Truckee Meadows Area Plan.    
 
Finally, the project is located in an area that already has water service and a TMWA water tank 
has been constructed on the property to serve future development in this area.  Water rights 
necessary for development of the lots will be dedicated in the future with each final map in 
accordance with Washoe County and Water Management policies.   
 

c. The amendment will not conflict with the public’s health, safety or welfare. 
 

RESPONSE:  The amendment will allow for the potential addition of 32 single family residential 
lots in an area within the County’s TMSA.  Existing utilities (water, sanitary sewer, gas and 
electrical) are already in place and are stubbed to the property.  In addition, roadways are existing 
and/or are already graded on portions of the site and provide emergency access to Caughlin 
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Parkway.  The amendment is consistent with designations on adjacent properties and will not 
conflict with the public’s health, safety or welfare.   

 
SW.20.2 For any amendment that proposed to: 
 

 Revise the Vision and Character Statement; 

 Revise Goal One or its associated policies; 
 
The Washoe County Planning Commission must find that the Department of Community Development 
has conducted a series of community visioning workshops with the appropriate Citizen Advisory Board 
(CAB) and the results of that process, including any CAB and staff recommendations, have been included 
and discussed in the staff analysis of the proposed amendment.  Proposals to alter the boundaries of an 
identified character management area must be accompanied by a proposed land use change, and the 
land use proposal must meet all of the applicable policies of the SWTM Area Plan. 
 

RESPONSE: N/A.  This amendment is a change of land use amendment only and does not revise 
the Vision and Character Statement or Goal One of the Southwest Truckee Meadows Area Plan.   

 
SW.20.3 In order for the Washoe County Planning Commission to recommend approval of any 

amendment involving a change of land use, the following findings must be made: 
 
a. The impacts of the amendment are within commonly accepted thresholds of sustainable resource 

management and the county’s ability to manage the conservation of the area’s character will not be 
compromised. 

 
RESPONSE:  The proposed intensification would only allow the possibility for up to 32 additional 
lots on the property in areas where slopes are less than 30%.  In areas where slopes are 30% or 
greater, the existing Rural designation and GR zoning will remain.  This area consists of 69.60 
acres and comprises 45% of the project area.  The character and conservation of this area is not 
anticipated to be compromised.   

 
b. A feasibility study has been conducted, commissioned and paid for by the applicant, relative to 

municipal water, sewer and storm water that clearly identifies the improvements likely to be 
required to support the intensification, and those improvements have been determined to be in 
substantial compliance with all applicable existing facilities and resources plans for SWTM by the 
Department of Water Resources.  The Department of Water Resources will establish and maintain 
the standards and methodologies for these feasibility studies. 

 
RESPONSE:  A Utility Feasibility Study has been prepared and is included in this submittal packet.  
A TMWA water tank has been constructed on the property and stormwater improvements have 
already been constructed.  In addition, utilities including water, sanitary sewer, gas and electric 
are stubbed to the site or are in close proximity and are anticipated to be able to support the 
addition of up to 32 lots resulting from the proposed intensification.   

 
c. A traffic analysis has been conducted that clearly identifies the impact to the adopted level of 

service within the Southwest Truckee Meadows planning area and the improvement likely to be 
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required to maintain/achieve the adopted level of service.  This finding may be waived by the 
Department of Public Works for projects that are determined to have minimal impacts.  The 
Department of Public Works may request any information it deems necessary to make this 
determination. 

 
RESPONSE:  The proposed intensification would allow the possibility for up to 32 additional lots on 
the property.  The number of additional lots does not meet the County’s threshold requirement (80 
weekday peak hour trips) for the preparation of a traffic impact report. 

 
d. For amendments that propose new or intensified commercial land use, the scale of the intended use 

shall be shown to be community serving in nature.  Casinos are not appropriate in the Southwest 
Truckee Meadows planning area.   

 
RESPONSE:  N/A.  The request is for an amendment for residential land use intensification.  An 
amendment for new or intensified commercial land use is not proposed.   

 
e. For residential land use intensifications, the potential increase in residential units will not exceed 

Washoe County’s applicable policy growth level for the SWTM Area Plan, as established under Goal 
One.   

 
RESPONSE:  There are no specific policy growth level limits in the SWTM.  SWTM SW.1.2. states 
that future amendments to intensify growth opportunities should be limited.  This is a limited and 
very modest intensification.  The proposed intensification would only allow the possibility for up to 
32 additional lots on the property.  All other properties in the vicinity of the project area are either 
developed, planned for development or constrained so additional requests for intensification will 
most likely be minor.  Sustainable management of the area’s natural resources will be retained 
with the retention of 69.60 acres (45% of the project area) which contain steep slopes in the Rural 
designation.   

 
f. If the proposed intensification will result in a drop below the established policy level of service for 

transportation (as established by the Regional Transportation Commission and Washoe County) 
within the Southwest Truckee Meadows planning area, the necessary improvements required to 
maintain the established level of service are scheduled in either the Washoe County Capital 
Improvements Program or Regional Transportation Improvement Program within three years of 
approval of the intensification.  For impacts to regional roads, the Washoe County Planning 
Commission, upon written request from the Regional Transportation Commission, may waive this 
finding. 

 
RESPONSE:  The proposed intensification would allow the possibility for up to 32 additional lots on 
the property and is not anticipated to result in a drop below established policy level of services for 
any of the adjacent or nearby roadways including Woodchuck Circle or Plateau Road.  The number 
of additional lots does not meet the County’s threshold requirement (80 weekday peak hour trips) 
for the preparation of a traffic impact report. 
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g. If roadways impacted by the proposed intensification are currently operating below adopted levels 
of service, the intensification will not require infrastructure improvements beyond those articulated 
in Washoe County and regional transportation plans AND the necessary improvements are 
scheduled in either the Washoe County Capital Improvements Program or Regional Transportation 
Improvement Program within three years of approval of the intensification. 

 
RESPONSE:  The proposed intensification would allow the possibility for up to 32 additional lots on 
the property and is not anticipated to result in a requirement for infrastructure improvements of 
adjacent or nearby roadways including Woodchuck Circle or Plateau Road.  The number of 
additional lots does not meet the County’s threshold requirement (80 weekday peak hour trips) for 
the preparation of a traffic impact report.  Each lot owner will be required to pay traffic impact 
fees with each building permit.   
 

h. Proposed amendments shall complement the long range plans of facilities providers for 
transportation, water resources, schools and parks as reflected in the policy growth level established 
in Policy 1.2.   
 
RESPONSE:  Each future residential lot owner will be required to dedicate water rights, pay traffic 
impact fees, water and sewer hookup fees, and residential construction taxes for parks with each 
building permit to help with the long range plans for regional facilities.    
 

i. If the proposed intensification results in existing public school facilities exceeding design capacity 
and compromises the Washoe County School District’s ability to implement the neighborhood 
school philosophy for elementary facilities, then there must be a current capital improvement plan 
or rezoning plan in place that would enable the District to absorb the additional enrollment.  The 
Washoe County Planning Commission, upon request of the Washoe County Board of Trustees, may 
waive this finding.   

 
RESPONSE:  Per an email dated September 11, 2015 from the Washoe County School District, the 
project would generate 5 new elementary students at Caughlin Ranch Elementary, 1 new student 
at Swope Middle School and 2 new students at Reno High School.  All schools are currently under 
capacity at this time and could absorb the additional enrollment.   

 
j. Any existing development in the Southwest Truckee Meadows planning area, the South Valleys 

planning area, the Forest planning area, or the Southeast Truckee Meadows planning area which is 
subject to the conditions of a special use permit will not experience undue hardship in its ability to 
continue to comply with the conditions of the special use permit or otherwise to continue operation 
of its permitted activities. 

 
RESPONSE:  N/A.  A portion of the proposed project area has been approved for residential 
development but is expired and undeveloped (with the exception of roadway and site grading and 
drainage improvements.  There are no existing Special Use Permits or conditions associated with 
the previously approved but expired project.   
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SW.20.4 For proposals to establish or intensify commercial land uses, the applicant shall provide a 
market analysis, articulating the anticipated trade area, providing convincing evidence of a 
need to increase the inventory of commercial land use opportunities, and otherwise 
demonstrating the scale of the intend3d use to be community serving in nature. 

 
RESPONSE:  N/A.  The request is for an amendment for residential land use intensification.  An 
amendment for new or intensified commercial land use is not proposed.   

 
SW.20.5 The Department of Community Development will provide the Planning Commission with a 

status report on the implementation of this plan no later than 24 months from the date of 
adoption.   

 
RESPONSE:  N/A.  This is the responsibility of the Department of Community Development.   
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REGULATORY ZONE CHANGE 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 action programs of the Master Plan.  
 

RESPONSE: The proposed zoning amendment is in substantial compliance with the proposed 
master plan designations, as well as designations on adjacent and nearby properties, and various 
policies and action programs in the Master Plan including the Population, Conservation, Housing, 
Land Use and Transportation and Public Services and Facilities Elements.  The amendment allows 
for a modest increase in the number of single family residential lots (up to 32) that could be 
developed in this area to serve population growth and housing needs.  Existing steep terrain (30% 
or greater) is recognized as constrained and will remain in its current master plan designation of 
Rural and zoning of GR.  The amendment to HDS and LDS is consistent with the proposed master 
plan designations of Rural Residential and Suburban Residential and policies that encourage 
development where infrastructure already exists.  The property is further located with the TMSA 
and within the West Truckee Meadows Wildland Transition Suburban Character Management 
Area of the Southwest Truckee Meadows Area 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.  

 
RESPONSE: The amendment provides for land uses (Suburban Residential) compatible with 
existing and approved but not built low density residential development to the north and west, as 
well as master plan land use designations to the north and west.  The proposed land uses are 
consistent with designations on adjacent lands with similar topographic development 
opportunities (Suburban Residential and Rural Residential) and constraints (Rural).    

 
(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.  

 
RESPONSE:  A portion of the property was approved in the past as part of a 53 lot common open 
space development.  Twenty –three of the originally approved lots, however, expired after 
significant roadway and utility improvements were made.  A changed condition exists as County 
staff has determined that the original project cannot move forward under the same common open 
space procedures without approval of a Master Plan Amendment.  Additionally, Wood Rodgers 
has been able to obtain more accurate topographic information and run more precise slope maps 
and studies on the property.  The maps reveal that slopes on the property, previously designated 
Rural, have slope areas less than 30% which are suitable for development and land utilization.   
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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.  
 
RESPONSE:  The property is located in the Washoe County TMSA in an area where services and 
utilities are already available.  According to the Washoe County School District, schools serving 
this property have capacity for the additional students that could be generated by the 
intensification.  There is a TMWA water tank on the property.  Access is available from Woodchuck 
Circle via Plateau Road.  Sanitary sewer, electric, gas and water, as well as a paved roadway 
(Hunters Peak Road) are stubbed to the property.  Graded roadways (Hunters Peak Road and 
Hunter Falls Circle) additionally have been constructed on the property and provide emergency 
access to Caughlin Parkway.  Recreation opportunities in the area include trails and the Washoe 
County Michael D. Thompson Trailhead which is actually located on the project site.     
 

(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.  

 
RESPONSE:  The proposed zoning amendment is in substantial compliance with the proposed 
master plan designations, as well as designations on adjacent and nearby properties, and various 
policies and action programs in the Master Plan including the Population, Conservation, Housing, 
Land Use and Transportation and Public Services and Facilities Elements.  The amendment will not 
adversely affect the implementation of the policies and action programs of the plan.  The 
amendment allows for a modest increase in the number of single family residential lots (up to 32) 
that could be developed in this area to serve population growth and housing needs.  Existing steep 
terrain (30% or greater) is recognized as constrained and will remain in its current master plan 
designation of Rural and zoning of GR.  The amendment to HDS and LDS is consistent with the 
proposed master plan designations of Rural Residential and Suburban Residential and policies that 
encourage development where infrastructure already exists.  The property is further located with 
the TMSA and within the West Truckee Meadows Wildland Transition Suburban Character 
Management Area of the Southwest Truckee Meadows Area 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.  

 
RESPONSE: This project is located in the Washoe County TMSA which is an area designated for 
development.  The site was previously deemed appropriate for development as was approved in 
the past as part of a 53 lot common open space subdivision.  Thirty lots in the area were recorded; 
however, 23 lots (18 on this project site) expired.  Utilities are stubbed to the property and roads 
have been graded on portions of the site.  In addition, a water tank was constructed to provide 
service to this project area.  The inclusion of an additional 91.53 acres to the project site which 
could accommodate only up to 32 additional lots is a logical extension of the previously approved 
and partially constructed subdivision.  The low density potential for additional development would 
also continue to protect steep slopes and natural resources as 69.60 acres (45% of the property) 
would remain in the Rural land use designation with limited development potential.   
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(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. 

 
RESPONSE:  N/A.  The property that is the subject of the amendment is not located in close 
proximity to a military installation.    
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GEOTECHNICAL SUMMARY 

HUNTER CREEK 
 

The project is located in the foothills of the Sierra Range, along the northern flank of Sunflower 

Mountain and just south of Hunter Creek. Local topography presents perimeter slopes steeper 

than 30 percent with interior slopes typically ranging less than 20 percent. Vegetation consists 

of native shrubs and grasses punctuated by juniper and pinion trees. Property access is via 

Woodchuck Circle to the east. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The project is located in the Mt. Rose NW quadrangle. Geologic mapping has not yet been 

performed within this area and therefore soil survey maps, by the Natural Resources 

Conservation Service, have been relied upon to characterize the site conditions (Figure 1). 

Three primary soil units cover the main development area: the Chalco very stony clay loam 

(650), the Reywat-Rock outcrop complex (863), and the Badland-Chalco-Verdico complex (994). 

Geotechnical characteristics for these units have been reviewed for: engineering properties, 

corrosivity to concrete, corrosivity to steel, and excavatability. These characteristics are 

summarized in Table 1. 

 

FIGURE 1 – Natural Resources Conservation Service – Soil Survey Map 



 

Table 1 - Summary of NRCS Soil Data 

Soil 
Unit 

Description                              
(Engineering Properties) 

Corrosivity to 
Steel 

Corrosivity to 
Concrete 

Excavatability 

650 
1 ½' Clay (CL-CH) veneer capping 
bedrock. 

High Low Soft bedrock at 1 ½'. 

863 
1 ½' Clayey Sandy Gravel (GC) 
capping bedrock. 

Low Low Hard bedrock at 1 ½'. 

994 
2' Clayey Gravel to Gravelly Clay 
(GC-CH) capping bedrock. 

High Low Soft bedrock at 1 ½'. 

 

The soft bedrock likely consists of the Sandstone of the Hunter Creek Formation. This unit is 

comprised of altering beds of sandstone, siltstone, claystone and diatomaceous earth. Based on 

the soil profile offered by the references, they can be developed for single family residential 

structures. Localized overexcavation will likely have to occur given the presence of the near 

surface clays. Post-tensioned slabs-on-grade or structural slabs supported by micropiles may 

also present suitable foundation alternatives.  

 

The USGS interactive fault map was reviewed for the presence of fault structures mapped 

proximate to the property; the closest fault structure is approximately 1-mile northeast of the 

development area. Per the 2012 City of Reno amendments to the 2012 International 

Residential Code, the residential structures can be assigned to Seismic Design Category D2.  

 

Public improvements such as roadways may require a limited zone of overexcavation with 

replacement with structural fill. The appropriate depth of overexcavation will be examined 

during development of a geotechnical design report; but the depth will also be established to 

allow for the City of Reno’s minimum structural pavement sections.   
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