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MASTER PLAN AMENDMENT CASE NUMBER:  WMPA21-0001 (Woodland Village) 
REGULATORY ZONE AMENDMENT CASE NUMBER:  WRZA21-0001 (Woodland Village) 
BRIEF SUMMARY OF REQUEST: To adopt an amendment to the Cold Springs Area Plan 

which is a component of the Washoe County Master 
Plan, and to amend the Cold Springs Regulatory Zone 
Map for four parcels.   

STAFF PLANNER: Planner’s Name: Julee Olander 
Phone Number: 775.328.3627 
E-mail:  jolander@washoecounty.us

CASE DESCRIPTION 
For hearing, discussion and possible action to: 
(1) Adopt an amendment to the Cold Springs Area Plan, which is a

component of the Washoe County Master Plan, to approve a
Master Plan Amendment from the Rural (R) to Suburban
Residential (SR) master plan designation on ±6 acres of an 18.5
acre parcel (APN: 556-290-35) and Suburban Residential (SR)
to Rural Residential (RR) master plan designation on 2 parcels
(APN:087-520-01 & 02) totaling ±10.13 acres; and

(2) Subject to final approval of the associated Master Plan
Amendment and a finding of conformance with the Truckee
Meadows Regional Plan, recommend adoption of an
amendment to the Cold Springs Regulatory Zone Map, to
approve a Regulatory Zone Amendment from the Medium
Density Suburban (MDS) regulatory zone to the High Density
Rural (HDR) regulatory zone for 2 parcels (APN:087-520-01 &
02) totaling  ±10.13 acres; to approve a Regulatory Zone
Amendment from the General Rural (GR) to MDS for ±6 acres
of an ±18.5 acre parcel (APN: 556-290-35); and re-establish
MDS density on ±3 acres of a ±171 acre parcel (APN:556-290-
24). And, if approved, authorize the chair to sign a resolution to
this effect.

Applicant: 
Property Owner: 
Location: 

APN: 

Parcel Sizes: 
Master Plan: 

Regulatory Zones: 

Area Plan: 
Citizen Advisory Board: 
Development Code 

Commission District: 

Woodland Village North, LLC 
Woodland Village North, LLC
various locations within 
Woodland Village 
087-520-01 & 02 and 556-290-
35 & 24
±9.52, ±0.61, ±6, & 3± acres
Suburban Residential (SR) & 
Rural (R) 
Medium Density Suburban 
(MDS) & General Rural (GR) 
Cold Springs 
North Valleys 
Authorized in Article 820, 
Amendment of Master Plan and 
Article 821, Amendment of 
Regulatory Zone 
5 – Commissioner 
Herman  
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MASTER PLAN AMENDMENT STAFF RECOMMENDATION 

APPROVE  DENY 

POSSIBLE MOTION 
I move that, after giving reasoned consideration to the information contained in the staff report and information 
received during the public hearing, the Washoe County Planning Commission adopt the resolution included as 
Exhibit A to this staff report to amend the Master Plan as set forth in Master Plan Amendment Case Number 
WMPA21-0001 having made at the findings in accordance with Washoe County Code Section 110.820.15(d) and 
the required Cold Springs Area Plan finding.  I further move to certify the resolution and the proposed Master Plan 
Amendments in WMPA21-0001 as set forth in this staff report for submission to the Washoe County Board of 
County Commissioners and authorize the chair to sign the resolution on behalf of the Planning Commission.  

(Motion with Findings on Page 16) 

 
 

REGULATORY ZONE AMENDMENT STAFF RECOMMENDATION 

                     APPROVE  DENY 

POSSIBLE MOTION 
I move that after giving reasoned consideration to the information contained in the staff report and information 
received during the public hearing, the Washoe County Planning Commission adopt the resolution included as 
Exhibit B, recommending adoption of Regulatory Zone Amendment Case Number WRZA21-0001 having made all 
of the following findings in accordance with Washoe County Code Section 110.821.15.  I further move to certify the 
resolution and the proposed Regulatory Zone Amendment in WRZA21-0001 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.  

(Motion with Findings on Pages 17) 
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Explanation of a Master Plan Amendment  
The purpose of a master plan amendment application is to provide a method of review for requests 
to amend the master plan. 
The Master Plan guides growth and development in the unincorporated areas of Washoe County, 
and consists of three volumes.  By establishing goals and implementing those goals through policies 
and action programs, the Master Plan addresses issues and concerns both countywide and within 
each community.  Master plan amendments ensure that the Master Plan remains timely, dynamic, 
and responsive to community values.  The Washoe County Master Plan can be accessed on the 
Washoe County website at http://www/washoecounty.us, select departments, planning and building, 
then planning documents  (Master Plan, Regulatory Zone) - or it may be obtained at the front desk of 
the Washoe County Planning and Building Division. 

Volume One of the master plan outlines six countywide priorities through the year 2025.  These 
priorities are known as elements and each is summarized below.  The Land Use and Transportation 
Element, in particular, plays a vital role in the analysis of a master plan amendment.   

• Population Element.  Projections of population, housing characteristics, trends in employment, 
and income and land use information for the County. 

• Conservation Element.  Information, policies and action programs, and maps necessary for 
protection and utilization of cultural and scenic, land, water, air and other resources. 

• Land Use and Transportation Element.  Information, policies and action programs, and maps 
defining the County's vision for development and related transportation facilities needed for 
the forecasted growth, and protection and utilization of resources. 

• Public Services and Facilities Element.  Information, policies and action programs, and maps 
for provision of necessary services and facilities (i.e. water, sewer, general government and 
public safety facilities, libraries, parks, etc.) to serve the land use and transportation system 
envisioned by the County. 

• Housing Element.  Information, policies and action programs, and maps necessary to provide 
guidance to the County in addressing present and future housing needs. 

• Open Space and Natural Resource Management Plan Element.  Information, policies and 
action programs, and maps providing the necessary framework for the management of natural 
resources and open spaces. 

Volume Two of the Master Plan consists of 13 Area Plans, which provide detailed policies and action 
programs for local communities in unincorporated Washoe County relating to conservation, land use 
and transportation, public services and facilities information, and maps.  

Volume Three of the Master Plan houses Specific Plans, Joint Plans and Community Plans that have 
been adopted by the Washoe County Board of County Commissioners.  These plans provide specific 
guiding principles for various districts throughout unincorporated Washoe County. 
Requests to amend the Master Plan may affect text and/or maps within one of the six Elements, one 
of the 13 Area Plans, or one of the Specific Plans, Joint Plans or Community Plans.  Master plan 
amendments require a change to the Master Plan and are processed in accordance with Washoe 
County Chapter 110 (Development Code), Article 820, Amendment of Master Plan. 
When making a recommendation to the Washoe County Board of County Commissioners to adopt a 
master plan amendment, the Planning Commission must make at least three of the five findings as 
set forth in Washoe County Code (WCC) Section 110.820.15(d).  If a military installation is required 
to be noticed, then an additional finding of fact pursuant to WCC Section 110.820.15(d)(6) is required.  
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If there are findings relating to master plan amendments contained in the Area Plan in which the 
subject property is located, then the Planning Commission must also make all of those findings.  A 
recommendation to adopt the master plan amendment requires an affirmative vote of at least 2/3 of 
the Planning Commission’s total membership. 

Explanation and Processing of a Regulatory Zone Amendment  
The following explains a regulatory zone amendment, including its purpose and the review and 
evaluation process involved for an application with such a request.   The analysis of the subject 
proposal can be found on page 6. 
The purpose of a regulatory zone amendment (RZA) is to provide a method for amending the 
regulatory zone maps of Washoe County. The regulatory zone maps depict the regulatory zones (i.e. 
zoning) adopted for each property within the unincorporated area of Washoe County.  The regulatory 
zones establish the uses and development standards applied to each property. 
Regulatory zones are designed to implement and be consistent with the master plan by ensuring that 
the stability and character of the community will be preserved for those who live and work in the 
unincorporated areas of the county. A regulatory zone cannot be changed if it conflicts with the 
objectives or policies of the master plan, including area plans that further define policies for specific 
communities.  The Master Plan is the blueprint for development within the unincorporated County. 
Pursuant to NRS Chapter 278, any action of the county relating to zoning must conform to the Washoe 
County Master Plan. 
Evaluation of the proposed regulatory zone amendment involves review for compliance with 
countywide policies found in Volume One of the Washoe County Master Plan and applicable area 
plan policies found in Volume Two of the Washoe County Master Plan. If the subject parcel(s) is 
within a specific plan, joint plan or community plan found in Volume Three of the Master Plan, then 
supplemental review shall be required to ensure compliance with the applicable plan.  Additionally, 
the analysis includes review of the proposed amendment against the findings found in Article 821 of 
the Washoe County Development Code and any findings as set forth in the appropriate area plan. 
Requests to change a regulatory zone affecting a parcel of land or a portion of a parcel are processed 
under Article 821, Amendment of Regulatory Zone, of the Washoe County Development Code.  
Rezoning or reclassification of a lot or parcel from one Regulatory Zone to another requires action by 
both the Planning Commission and the Board of County Commissioners.   
The Planning Commission may deny a regulatory zone amendment, or it may recommend approval 
or modification of an amendment to the Board of County Commissioners. Upon an affirmative 
recommendation by the Planning Commission, the Board of County Commissioners is required to 
hold a public hearing which must be noticed pursuant to Section 110.821.20 of the Washoe County 
Development Code.  Final action is taken by the Board of County Commissioners who may adopt, 
adopt with modifications, or deny the proposed amendment.  
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Existing and Proposed Master Plan Designation 

 
Existing and Proposed Regulatory Zoning 
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Vicinity Map 
 

Analysis 
The request is for a master plan and regulatory zoning amendment on four parcels.  The master plan 
amendment is requesting: 

1. To redesignate two parcels totaling ±10.13 acres (APNs: 087-520-01 & 02) from Suburban 
Residential (SR) to Rural Residential (RR).   

2. To redesignate ±6 acres of a ±18.5 acre parcel (APN: 556-290-35) from Rural (R) to 
Suburban Residential (SR); and  

The regulatory zoning amendment is requesting the following three changes: 
2. For 2 parcels (APN: 087-520-01 & 02) totaling ±10.13 acres from the Medium Density 

Suburban (MDS- 3 units per acre) regulatory zone change to the High Density Rural (HDR- 
2.5 units per acre) regulatory zone;  

3. For ±6 acres of a ±18.5 acre parcel (APN: 556-290-35) from the General Rural (GR) 
regulatory zone change to MDS regulatory zone; and  

4. Re-establish MDS density on ±3 acres of a ±171 acre parcel (APN:556-290-24). 
 
The four parcels subject to this request are within the Cold Springs Planning Area.  Two adjacent 
parcels off of Azurite Drive (APN: 087-520-01 & 02) have a master plan designation of Suburban 
Residential (SR) and a regulatory zone of Medium Density Suburban (MDS).  The two other adjacent 

556-290-35 
556-290-24 

087-520-01 

087-520-02 
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parcels (APN:556-290-24 & 35 ) have a master plan designation of Rural (R) and Suburban 
Residential (SR) and a regulatory zoning of General Rural (GR) and MDS (See Vicinity Map above).  
All four parcels are vacant with varying terrain. The two parcels adjacent to each other off Azurite 
Drive (APN: 087-520-01 & 02) have a rolling terrain, becoming steep towards the eastern property 
boundary. The other two parcels have been graded with previous phases of the development for 
Woodland Village (See photos below and on the following page).   

      Parcels 087-520-01 & 02 off Azurite Drive 

Parcel 556-290-35 north of Alpine Walk Court 

WMPA21-0001 & WRZA21-0001 
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Parcel 556-290-24 off Briar Drive 

 
The applicant indicates that the request is essentially a “clean-up” within Woodland Village.  The 
development is near full build-out and there are just a few remaining areas within the development 
that the applicant would like to adjust to create a better development.  The density associated with 
Medium Density Suburban (MDS) has been accounted for within Woodland Village development and 
no more density is available per the application.  However, two MDS zoned parcels (APN: 087-520-
01 & 02) off Azurite Drive, totaling 10.13 acres were not included in the Woodland Village tentative 
map and 30 MDS units are permitted on Azurite Drive.  The application is proposing to change the 
regulatory zone of these two parcels from MDS to HD. 
 
To accomplish these changes the applicant is requesting a master plan amendment and regulatory 
zone amendment as shown on the following table:   
 
Parcel 
Number 

Total 
acreage 

Proposed 
Acreage 

Current 
Master Plan 
Designation 

Proposed 
Mater Plan 
Designation 

Current 
Regulatory 
Zoning 

Proposed 
Regulatory 
Zoning 

087-520-01 ±9.5 acres ±9.5 
acres 

SR RR MDS HDR 

087-520-02 ±0.6 acres ±0.6 
acres 

SR RR MDS HDR 

556-290-35 ±18.5 
acres 

±6 acres SR & R SR GR-83%/ 
MDS-17% 

MDS 

556-290-24 ±171 
acres 

±3 acres SR & R No change GR 78% / MDS 
22% 

Re-establish 
density 

 
These amendments would allow 3 units to be located on the HDR zoned parcels (APN: 087-520-01 
& 02) off Azurite Drive and 27 units would be allowed on the MDS zoned parcels (APN: 556-290-35 
& 24).  The application indicates that 18 units would be added to the parcel off Alpine Walk Court 
(APN: 556-290-35) and 9 units off Briar Drive (APN: 556-290-24).  The overall density of the 
development will not change, only the location of 27 units will change.   
 
The application is requesting the change, to re-located 27 units, to areas that the applicant believes 
are better for residential housing units. The changes will be more compatible with the parcels’ terrain. 
The parcels (APN: 556-290-35 & 24) where the MDS regulatory zone is proposed has been graded, 
while the other two parcels (APN: 087-520-01 & 02) have a rolling terrain and are better suited for a 
lower density development utilizing the HDR regulatory zone.  Also, the proposed adjustments will 
better conform with surrounding development.  The parcels (APN: 556-290-35 & 24) off Alpine Drive 
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and Briar Drive can appropriately be included in the next phase of the Woodland Village development. 
This area is vacant as shown in the photos above and the changes will not impact any existing 
property owners.  While there are existing homes adjacent to the parcels (APN: 087-520-01 & 02) off 
Azurite Drive, adding only 3 homes will likely be more agreeable to the surrounding existing property 
owners.  

Compatible Land Uses 

In determining compatibility with surrounding land uses, staff reviewed the Land Use Compatibility 
Matrix with the proposed regulatory zones. The compatibility matrix is found in the Land Use and 
Transportation Element in Volume One of the Washoe County Master Plan. The compatibility 
between the proposed and existing adjacent regulatory zones is captured in the table below: 

Compatibility Rating of Proposed Regulatory Zone with 

Existing Regulatory Zones on Closest Adjacent Parcels 

APN Proposed  
Regulatory Zone 

Existing Regulatory Zones 
on Closest Adjacent 

Parcels 

Compatibility 
Rating 

087-520-01 & 02
High Density Rural 

(HDR) 

Open Space (OS) located to 
the east and south High 

Medium Density Suburban 
(MDS) located to the west 

and north  
High 

556-290-35 Medium Density 
Suburban (MDS) 

Medium Density Suburban 
(MDS) locate to the west High 

General Rural (GR) located to 
the north and south High 

City of Reno 
NA 

Availability of Facilities 
The parcels are located in the Cold Springs Hydrographic Basin and since this is only a reallocation 
of densities within Woodland Village and there is no net increase of densities, no water demand is 
needed.  Also, the Woodland Village development has addressed infrastructure and facility needs 
through the tentative map process.  These amendments are only proposing to relocate 27 units from 
one location to another and is not an intensification of development.  There are no anticipated 
changes that will impact the infrastructure or the facilities that have not already been reviewed. 

Change of Conditions 

WMPA21-0001 & WRZA21-0001 
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The conditions in the area have changed over the past years and the location of residential housing 
has been re-evaluated. The applicant would like to adjust the location of residential housing to better 
fit the overall development of Woodland Village.  The applicant believes that the proposed 
amendments will benefit the existing and future community. 

Desired Pattern of Growth 

This request is in response to the pattern of development in Woodland Village. The area off Alpine 
Walk Court and Briar Drive is relatively flat and has been graded.  Residential houses are planned in 
the area and the addition of 27 more units should not impact the area.  Also, houses are already 
planned for the west side of Alpine Walk Drive and Alpine Walk Court can be designed with the typical 
double-loaded homesites, with homes on both sides of the street.  The parcels off Azurite Drive have 
not been graded and the terrain is more steeply sloped.  There are existing homes in the area and 
the addition of 30 more homes adjacent to Azurite Drive would impact the area.  The addition of 3 
homes would be less impactive. 

Consistency with Master Plan and Regulatory Zone Map 

Master plan amendments are required to be reviewed for compliance with applicable goals and 
policies of the Cold Springs Area Plan, which is a part of the Washoe County Master Plan. The 
following goals and policies of the Cold Springs Area Plan are applicable to the proposed amendment 
requests. 

Cold Springs Area Plan- Volume Two of the Washoe County Master Plan 

Goal One:  The pattern of land use designations in the Cold Springs Area Plan will implement 
and preserve the community character described in the Character Statement. 
CS.1.1 The Cold Springs Character Management Plan map (CSCMP) shall identify the Cold Springs 
Suburban Character Management Area (CSSCMA) and the Cold Springs Rural Character 
Management Area (CSRCMA). 
CS.1.1.1   All Regulatory Zones, as defined by the Washoe County Master Plan and Development 
Code, are permitted within the Cold Springs Suburban Character Management Area (CSSCMA). 
CS.1.1.3  Any residential land use more dense than one dwelling unit per five acres (1du/5 acres) 
must be located within the Cold Springs Suburban Character Management Area (CSSCMA). 
Staff Comment:  These parcels are located in the Cold Springs Suburban Character Management 
Area (CSSCMA) and the proposed regulatory zoning is allowed in the CSSMA. 
Goal Five:  Public and private development will respect the value of cultural and historic 
resources in the community. 
Policies 
CS.5.1 Prior to the approval of master plan amendments, tentative maps, or public-initiated capital 
improvements in the Cold Springs planning area, the Nevada Department of Conservation and 
Natural Resources will be contacted and, if the department requests, an appropriate archaeological 
investigation will be conducted. 
Staff Comment:  The request was sent to the Nevada Department of Conservation and Natural 
Resources and no comments were received. 

Goal Six:  The Cold Springs planning area will contain an extensive system of trails 
accommodating a variety of users.  The trail system will contribute to the preservation and 
implementation of the community character by integrating other recreational facilities (such 
as parks), the Regional Trail System, public lands, open space (public and private), and 
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schools.  Updates to the Parks District Master Plan that includes the Cold Springs planning 
area shall use the following policies for guidance and direction. 
Policies 
CS.6.1 All development and planning activities, regardless of agency, shall be reviewed for 
compatibility with, and potential implementation of, the Recreational Opportunities Plan map. 
Staff Comment:  The request was sent to the Washoe County Parks and Parks had no comments 
concerning the location of the proposed amendments. 

Goal Nine:  Preserve, conserve, and enhance wildlife resources and habitat. 
Policies 
CS.9.1.2  Prior to the approval of master plan amendments, tentative maps, or public initiated capital 
improvements in the Cold Springs planning area, the Nevada Department of Wildlife will be contacted 
and given an opportunity to provide conservation, preservation, or other wildlife and habitat 
management input to the proposal. 
Staff Comment:  The request was sent to the Nevada Department of Wildlife and no comments were 
received. 
Goal Fourteen:  Amendments to the Cold Springs 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 Cold Springs 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. 
CS.14.3 In order for the Washoe County Planning Commission to recommend approval of an 
amendment involving a change of land use (i.e. a master plan amendment), the following findings 
must be made: 
a. Sufficient infrastructure and resource capacity exists to accommodate the proposed change and

all other planned and existing land use within the Cold Springs planning area, as determined by
the Washoe County Department of Water Resources and Community Development staff.

b. Amendment requests that will rely upon an imported water resource to serve the proposed use
must demonstrate compliance with policy CS.11.6.

c. The proposed change has been evaluated by the Washoe County Department of Water
Resources and found consistent with all existing (or concurrently updated) water and wastewater
resources and facilities plan provisions.  The Department of Water Resources may waive this
finding for proposals that are determined to have minimal impacts.

d. A traffic analysis has been conducted that clearly identifies the impact to the adopted level of
service within the Cold Springs planning area and the improvements likely to be 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.

e. If the proposed change will result in a drop below the established policy level of service (as
established by the Regional Transportation Commission and Washoe County) for existing
transportation facilities, the necessary improvements required to maintain the established level of
service will be constructed concurrently with any project; OR, the necessary improvements are
scheduled for construction in either the Washoe County Capital Improvements Program or the
short range (i.e. 5-year) Regional Transportation Improvement Program (TIP).

f. If roadways impacted by the proposed change are currently operating below adopted levels of
service, the proposed change will not require infrastructure improvements beyond those already
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scheduled in either the Washoe County Capital Improvements Program or the short range (i.e. 5-
year) Regional Transportation Improvement Program (TIP). 

g. For amendments that propose new or intensified commercial land use, the scale of the intended
use has been shown to be community serving and local in nature.

h. For residential land use intensifications, the potential increase in residential units is consistent
with Policy 11.1.2.

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.

j. The Planning Commission may waive findings (a) through (j) if the amendment is initiated by the
local government to respond to emerging or unforeseen land use needs; or the amendment is
part of the required 5-year update.

Staff Comment:  The proposal has been reviewed by Washoe County Water Management, Washoe 
County Engineering and Capital Projects, RTC, and other reviewing agencies and no comments or 
recommendations were received.  The proposal is not for commercial uses and there will be no 
residential intensification. 

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

1. Consistency with Master Plan.  The proposed amendment is in substantial compliance with
the policies and action programs of the Master Plan.
Staff Comment:  The proposed amendment does not conflict 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 proposed amendments will be more compatible with the adjacent land
uses in Woodland Village and will not adversely impact the public health, safety or welfare.

3. Response to Changed Conditions.  The proposed amendment responds to changed
conditions or further studies that have occurred since the plan was adopted by the Board of
County Commissioners, and the requested amendment represents a more desirable
utilization of land.
Staff Comment:  The proposed amendments are responding to the changes of Woodland
Village since the original plan was approved and the request is a more desirable use of the
land.

4. Availability of Facilities.  There are or are planned to be adequate transportation, recreation,
utility, and other facilities to accommodate the uses and densities permitted by the proposed
master plan designation.

WMPA21-0001 & WRZA21-0001 
Woodland Village 



Washoe County Planning Commission Staff Report Date: February 9, 2021 

Master Plan Amendment Case Number WMPA21-0001 & WRZA21-0001 
Page 14 of 18 

Staff Comment: The application has been reviewed by the appropriate agencies concerning 
the availability of facilities and no adverse comments were provided.  The proposal is not an 
intensification of development and the existing and planned facilities will adequately serve the 
proposal. 

5. Desired Pattern of Growth.  The proposed amendment will promote the desired pattern for the
orderly physical growth of the County and guides development of the County based on the
projected population growth with the least amount of natural resource impairment and the
efficient expenditure of funds for public services.
Staff Comment:  The proposal is a response to the pattern of growth of Woodland Village and
will promote a better growth pattern for the community.

Cold Springs Area Plan Findings 
Goal Fourteen:  Amendments to the Cold Springs 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 Cold Springs 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. 

Staff Comment:  The Vision and Character Statement provides that “Cold Springs Suburban 
Character Management Area (CSSCMA) will be the designated growth area in the unincorporated 
area of Cold Springs Valley”.  The proposed amendments are within the CSSCMA.   

Staff Comment on Required Regulatory Zone Amendment Findings 
Washoe County Code Section 110.821.15 requires that all of the following findings be made to the 
satisfaction of the Washoe County Planning Commission for regulatory zone amendments 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 proposed amendments do not conflict with the policies and action
programs of the master plan and the Cold Springs 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.
Staff Comment: The proposed amendments create regulatory zones that are compatible with
adjacent regulatory zones and existing uses. The proposed amendments conform to all
applicable policies of the Cold Springs Area Plan and the Washoe County Master Plan as
described earlier in this report and will not adversely impact the public’s health, safety or
welfare.

3. Response to Changed 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:  This proposal supports the Cold Springs Suburban Character Management
Area (CSSCMA) and is a response to the changes of the Woodland Village development.
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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.
Staff Comment:  There are adequate transportation, recreation, utility, and other facilities for
the properties as detailed in the staff report.

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 impact 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.
Staff Comment: The proposed amendments will promote a better pattern of growth for
Woodland Village and will promote an orderly physical growth of the area as detailed in this
staff report.

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.

North Valley Citizen Advisory Board (CAB) and Neighborhood Meeting 
NRS 278.210(2) and WCC Section 110.820.20 require a neighborhood meeting for any proposed 
master plan amendment.  The neighborhood meeting was held at the regularly scheduled NV CAB 
meeting on February 8, 2021 and the CAB members voted unanimously in favor of the request).  The 
comments made at the CAB meeting included: 

• Asked for clarification concerning the density
• Overall thought it sounded good

Public Notice 

Notice for Master Plan Amendments must be given in accordance with the provisions of Nevada 
Revised Statutes 278.210; and 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. Any 
person who attends the public hearing is considered to be legally noticed unless those persons can 
provide evidence that they were not notified according to the provisions of Section 110.821.20 of the 
Washoe County Development Code. 

A minimum of 30 property owners within 750 feet of the area to which the proposed amendment 
pertains must be noticed by mail at least 10 days before the public hearing date. Notice must also be 
given in a newspaper of general circulation within Washoe County at least 10 days before the public 
hearing date.   
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Noticing for this proposal: 361 property owners within 750 feet of the subject parcels were noticed by 
mail not less than 10 days before today’s public hearing (See Exhibit D- Noticing Map). 

Agency Comments 

The proposed amendment was submitted to the following agencies for review and comment. 

• Washoe County Community Services Department
o Building and Safety
o Engineering and Capital Projects
o Parks and Open Space
o Water Management

• Washoe County Health District
• Washoe County Sheriff
• State of Nevada

o Department of Wildlife
o Environmental Protection
o Department of Forestry
o Water Resources

• Truckee Meadows Fire Protection District
• Washoe County School District
• Truckee Meadow Water Authority
• Truckee Meadows Regional Planning Agency
• Regional Transportation Commission
• Washoe-Storey Conservation District

Comments were received from: Washoe County Building, Parks, Engineering and Capital Projects, 
Water Management, Washoe County Health District, Washoe County Sheriff, Truckee Meadow Fire 
District, Truckee Meadows Regional Planning Agency, and Washoe-Storey Conservation District 
(see Exhibit D).  No agency or department recommended denial. 

Master Plan Amendment Recommendation 
It is recommended that the Washoe County Planning Commission adopt the resolution contained at 
Exhibit A of this staff report to amend the Master Plan as set forth in Master Plan Amendment Case 
Number WMPA21-0001.  It is further recommended that the Planning Commission forward the Master 
Plan Amendment to the Washoe County Board of County Commissioners for their consideration of 
adoption.  The following motion is provided for your consideration: 
Master Plan Amendment Motion 
I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Planning Commission adopt the 
resolution included as Exhibit A to this staff report to amend the Master Plan as set forth in Master 
Plan Amendment Case Number WMPA21-0001 having made at the findings in accordance with 
Washoe County Code Section 110.820.15(d) and the required Cold Springs Area Plan finding.  I 
further move to certify the resolution and the proposed Master Plan Amendments in WMPA21-0001 
as set forth in this staff report for submission to the Washoe County Board of County Commissioners 
and authorize the chair to sign the resolution on behalf of the Planning Commission. 

1. Consistency with Master Plan.  The proposed amendment is in substantial compliance with
the policies and action programs of the Master Plan.
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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 Changed Conditions.  The proposed amendment responds to changed
conditions or further studies that have occurred since the plan was adopted by the Board of
County Commissioners, and the requested amendment represents a more desirable
utilization of land.

4. Availability of Facilities.  There are or are planned to be adequate transportation, recreation,
utility, and other facilities to accommodate the uses and densities permitted by the proposed
Master Plan designation.

5. Desired Pattern of Growth.  The proposed amendment will promote the desired pattern for the
orderly physical growth of the County and guides development of the County based on the
projected population growth with the least amount of natural resource impairment and the
efficient expenditure of funds for public services.

Cold Springs Area Plan Required Finding 
Goal Twenty:  Amendments to the Cold Springs 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 Cold Springs 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. 

Regulatory Zone Amendment Recommendation  
Those agencies which reviewed the application provided commentary in support of approval of the 
project.  Therefore, after a thorough analysis and review, it is recommended that the proposed 
Regulatory Zone Amendment be recommended for adoption to the Board of County Commissioners. 
The following motion is provided for your consideration: 

Regulatory Zone Amendment Motion  
I move that after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Planning Commission adopt the 
resolution included as Exhibit B, recommending adoption of Regulatory Zone Amendment Case 
Number WRZA21-0001 having made all of the following findings in accordance with Washoe County 
Code Section 110.821.15.  I further move to certify the resolution and the proposed Regulatory Zone 
Amendment in WRZA21-0001 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. The proposed amendment is in substantial compliance with the policies and action programs
of the Master Plan and the Regulatory Zone Map.

2. 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. 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. 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.

WMPA21-0001 & WRZA21-0001 
Woodland Village 



Washoe County Planning Commission Staff Report Date: February 9, 2021 

Master Plan Amendment Case Number WMPA21-0001 & WRZA21-0001 
Page 18 of 18 

5. The proposed amendment will not adversely affect the implementation of the policies and
action programs of the Washoe County Master Plan.

6. 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. 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. 

Applicant: Lifestyle Homes TND, 4790 Caughlin Pkwy. #519, Reno, NV, 89519, Email: 
rlissner@gmail.com   

Property Owner: WVC Recreation LLC, 4790 Caughlin Pkwy. #519, Reno, NV, 89519, Email: 
rlissner@gmail.com  

Consultant: Christy Corporation, Ltd., 1000 Kiley Pkwy., Sparks, NV 89436. Email: 
mike@christynv.com 
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION 

ADOPTING AMENDMENTS TO THE WASHOE COUNTY MASTER PLAN,  
COLD SPRINGS AREA PLAN, MASTER PLAN MAP (WMPA21-0001), AND 

RECOMMENDING ITS ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS 

Resolution Number 21-01 

Whereas, Master Plan Amendment Case Number WMPA21-0001 came before the Washoe 
County Planning Commission for a duly noticed public hearing on March 2, 2021; and 

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

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

Whereas, the Washoe County Planning Commission has made the following findings necessary 
to support adoption of the proposed Master Plan Amendment Case Number WMPA21-
0001, as set forth in NRS chapter 278 and Washoe County Code Chapter 110 
(Development Code), Article 820: 

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

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

2. Compatible Land Uses.  The proposed amendment will provide for land uses
compatible with (existing or planned) adjacent land uses, and will not adversely impact
the public health, safety or welfare.

3. Response to Change Conditions.  The proposed amendment responds to changed
conditions or further studies that have occurred since the plan was adopted by the
Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land.

4. Availability of Facilities.  There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities permitted
by the proposed Master Plan designation.

5. Desired Pattern of Growth.  The proposed amendment will promote the desired pattern
for the orderly physical growth of the County and guides development of the County
based on the projected population growth with the least amount of natural resource
impairment and the efficient expenditure of funds for public services.

6. Effect on a Military Installation.  The proposed amendment will not affect the location,
purpose and mission of the military installation.
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Cold Springs Area Plan Required Findings 

Goal Fourteen:  Amendments to the Cold Springs 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 Cold Springs 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. 

Now, therefore, be it resolved that pursuant to NRS 278.210(3): 

(1) subject to approval by the Washoe County Board of County Commissioners and a
finding of conformance with the Truckee Meadows Regional Plan, the Washoe County
Planning Commission does hereby adopt Master Plan Amendment Case Number
WMPA21-0001, comprised of the map as included at Exhibit A to this resolution,
descriptive matter and other matter intended to constitute the amendments as
submitted at t h e  public hearing noted above; and,

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

A certified copy of this resolution shall be submitted to the Board of County Commissioners 
and any appropriate reviewing agencies in accordance with NRS 278.220. 

ADOPTED on March 2, 2021 

WASHOE COUNTY PLANNING COMMISSION 

ATTEST: 

Trevor Lloyd, Secretary Larry Chesney, Chair 

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

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE 
NUMBER WRZA21-0001 AND THE AMENDED COLD SPRINGS AREA PLAN 

REGULATORY ZONE MAP 

Resolution Number 21-02 

Whereas Regulatory Zone Amendment Case Number WRZA21-0001, came before the 
Washoe County Planning Commission for a duly noticed public hearing on March 2, 2021; and 

Whereas the Washoe County Planning Commission heard public comment and input 
from staff regarding the proposed Regulatory Zone Amendment; and 

Whereas the Washoe County Planning Commission has given reasoned consideration to the 
information it has received regarding the proposed Regulatory Zone Amendment; and 

Whereas the Washoe County Planning Commission has made the findings necessary to 
support adoption of this proposed Regulatory Zone Amendment as set forth in NRS Chapter 
278 and Washoe County Code Chapter 110, Article 821, Amendment of Regulatory Zone; 

Whereas the proposed Regulatory Zone Amendment  shall be recommended for adoption 
pending  adoption of the accompanying proposed Master Plan Amendment (WMPA21-0001) by 
the Washoe County Board of County Commissioners and a finding of conformance 
by the Truckee Meadows Regional Planning Commission; and 

Whereas, pursuant to Washoe County Code Section 110.821.15(d), in making this 
recommendation, the Washoe County Planning Commission finds that this proposed Regulatory 
Zone Amendment: 

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

2. Compatible Land Uses.  The proposed amendment will provide for land uses
compatible with (existing or planned) adjacent land uses, and will not adversely
impact the public health, safety or welfare;

3. Response to Change Conditions; more desirable use.  The proposed amendment
responds to changed conditions or further studies that have occurred since the plan
was adopted by the Board of County Commissioners, and the requested amendment
represents a more desirable utilization of land;

4. Availability of Facilities.  There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities
permitted by the proposed amendment;
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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

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.

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby 
recommend adoption of Regulatory Zone Amendment Case Number WRZA21-0001 and the 
amended Cold Springs  Area Plan Regulatory Zone Map included as Exhibit A to this resolution 
to the Washoe County Board of County Commissioners. 

ADOPTED on March 2, 2021. 

WASHOE COUNTY PLANNING COMMISSION 

ATTEST: 

Trevor Lloyd, Secretary Larry Chesney, Chair 

Attachment:  Exhibit A – Cold Springs Area Plan Regulatory Zone Map 
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

1001 EAST 9TH STREET 
RENO, NEVADA 89512 
PHONE (775) 328-3600 
FAX (775) 328.3699 

Date: January 25, 2021 

To: Julee Olander, Planner 

From: Leo R. Vesely, P.E., Licensed Engineer 

Re: Woodland Village Residential  
Master Plan Amendment WMPA21-0001 & Regulatory Zone Amendment WRZA21-0001 
APN: 087-520-01 & 02 and 556-290-24 & 35 

DRAINAGE & GRADING (COUNTY CODE 110.416, 110.420, 110.421 and 110.438) 
Contact Information:  Leo Vesely, P.E. (775) 328-2041 

There are no drainage or grading related comments. 

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
Contact Information:  Mitch Fink (775) 328-2050 

There are no traffic related comments. 

UTILITIES (County Code 422 & Sewer Ordinance) 
Contact Information:  Tim Simpson, P.E.  (775) 954-4648 

There are no Utility related comments. 
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From: Rosa, Genine
To: Olander, Julee
Subject: RE: Jan Agency Review AQ Comments
Date: Monday, January 25, 2021 9:01:09 AM
Attachments: image002.png

image003.png
image004.png
image005.png
image006.png

Revised…thank you.

Master Plan Amendment Case Number WMPA21-0001 and Regulatory Zone
Amendment WRZA21-0001 (Woodland Village) –
No comments

Genine
Environmental Engineer II
O: (775) 784-7204

*My schedule is 4 x 10’s M-Th 7-5:30 off on Fridays.

From: Olander, Julee <JOlander@washoecounty.us> 
Sent: Monday, January 25, 2021 8:58 AM
To: Rosa, Genine <Grosa@washoecounty.us>
Subject: RE: Jan Agency Review AQ Comments

Gennie,
Just noticed you have a condition for Master Plan Amendment Case Number WMPA21-0001 and
Regulatory Zone Amendment WRZA21-0001 (Woodland Village) and you cannot condition a master
plan or zoning amendments.  These are changes to the property’s designation, however no work is
done on the property.

Please revise.
Thank you,

Please tell us how we did by taking a quick survey 
Julee Olander
Planner|Community Services Department- Planning & Building Division
jolander@washoecounty.us| Office: 775.328.3627

WMPA21-0001 & WRZA21-0001 
Exhibit C

mailto:Grosa@washoecounty.us
mailto:JOlander@washoecounty.us
http://www.washoecounty.us/health/
https://forms.office.com/Pages/ResponsePage.aspx?id=YBuioiVW_kOlWlL14RHXHOS3Rqav-PpHrC8PwKhln_RUNjZKSUZaR1U1MklGTERPQVhTQ1VYRFpQRS4u
mailto:jolander@washoecounty.us|







1001 E. Ninth St., Bldg A., Reno, NV 89512
Visit us first online: www.washoecounty.us/csd 
For Planning call (775) 328-6100
Email: Planning@washoecounty.us

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us

From: Rosa, Genine <Grosa@washoecounty.us> 
Sent: Friday, January 22, 2021 3:32 PM
To: Olander, Julee <JOlander@washoecounty.us>
Subject: Jan Agency Review AQ Comments

Master Plan Amendment Case Number WMPA21-0001 and Regulatory Zone
Amendment WRZA21-0001 (Woodland Village) –
Dust Control Permit will be required for grading work.

Tentative Subdivision Map Case Number WTM21-005 (Lupin & Pearl Streets)
No Comments

Special Use Permit Case Number WSUP21-0002 (Sage Ridge Gym) –
Dust Control Permit will be required for grading work.
Possible AQ Permit to Operate depending on emission sources and potential to emit. 

Genine Rosa
Environmental Engineer II | Air Quality Management Division | Washoe County Health District
grosa@washoecounty.us | O: (775) 784-7204 | 1001 E. Ninth St., Bldg. B, Reno, NV 89512

*My schedule is 4 x 10’s M-Th 7-5:30 off on Fridays.

www.OurCleanAir.com

WMPA21-0001 & WRZA21-0001 
Exhibit C

http://www.washoecounty.us/csd
mailto:Planning@washoecounty.us
https://www.washoecounty.us/county_news_subscriptions.php
https://twitter.com/washoecounty
https://www.facebook.com/washoecounty
https://www.washoecounty.us/
http://www.washoecounty.us/cMail
http://www.twitter.com/washoecounty
http://www.facebook.com/washoecounty
http://www.washoecounty.us/
mailto:Grosa@washoecounty.us
mailto:JOlander@washoecounty.us
mailto:grosa@washoecounty.us
http://www.ourcleanair.com/
http://www.washoecounty.us/health/


From: Way, Dale
To: Olander, Julee
Cc: Lemon, Brittany; Lee, Brett
Subject: WMPA21-0001 & WRZA21-0001 (Woodland Village) - Conditions of Approval
Date: Friday, January 22, 2021 11:58:42 AM

Julee,

We have no specific comments on these requests beyond adopted codes and amendments.

Thank you.

Dale Way 
Deputy Fire Chief – Fire Prevention | 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” 
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From: Gil, Donald
To: Olander, Julee
Subject: FW: January Agency Review Memo I
Date: Thursday, January 21, 2021 10:49:16 AM
Attachments: January Agency Review Memo I.pdf
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Julee,

The Washoe County Sheriff’s Office Patrol Division does not have any issues or concerns with Item
#1.

Thank you,

Don

Don Gil
Captain – Patrol Division
911 Parr Blvd. Reno, NV 89512
Desk: 775-328-3354
Email: dgil@washoecounty.us
Web:  www.WashoeSheriff.com

From: Stark, Katherine <KRStark@washoecounty.us> 
Sent: Tuesday, January 19, 2021 3:48 PM
To: Gil, Donald <DGil@washoecounty.us>
Cc: Stark, Katherine <KRStark@washoecounty.us>; Emerson, Kathy <KEmerson@washoecounty.us>;
McQuone, Alice <AMcQuone@washoecounty.us>
Subject: January Agency Review Memo I

Good afternoon,

Please find the attached Agency Review Memo with cases received in January by Washoe County
Community Services Department, Planning and Building.

You’ve been asked to review the applications for Items 1, 2, 3 and 4.  The item descriptions and links
to the applications are provided in the memo. 

Please remember to send any agency review responses/comments directly to the Planner for the
case, rather than replying to me.
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COMMUNITY SERVICES DEPARTMENT 
Planning and Building 


1001 EAST 9TH STREET 
RENO, NEVADA 89512 
PHONE (775) 328-3600 
FAX (775) 328.6133 


 
 


Application Review Memorandum I 
 


 
 
 
 
 
 


To: Reviewing Agencies 


Subject: First Review of Applications Submitted January 2021 


From: Planning and Building Division 
Community Services Department 


 
____________________________________________________________________________ 
 


Agency Review Process 
Each project application received through the Planning and Building Division is sent to applicable agencies for 
review and analysis.  Each agency is responsible for providing comments and/or conditions for the applications 
to the Planning and Building Division.  Relevant agency comments will be included in the staff report and 
agency conditions will be incorporated as Conditions of Approval. 


Comments and Conditions are requested according to the above-noted schedule and may be submitted to the 
staff planner listed for each case. 


Project Descriptions:  Project descriptions are provided below with links to the applications or you may visit 
the Planning and Building Division website, selecting the Application tab, choose the correct Commission 
District page:  www.washoecounty.us/csd/planning_and_development 


 


 
1. Master Plan Amendment Case Number WMPA21-0001 and Regulatory Zone Amendment WRZA21-


0001 (Woodland Village) – For possible action, hearing, and discussion to approve: 
 
(1) To adopt an amendment to the Cold Springs Area Plan, a component of the Washoe County 


Master Plan, to approve a Master Plan Amendment from the Rural (R) to Suburban 
Residential (SR) master plan designation on 1 parcel (APN: 556-290-35) totaling 6 acres; 
and 


 
(2) Subject to final approval of the associated Master Plan Amendment, to recommend adoption 


of an amendment to the Cold Springs Regulatory Zone Map, to approve a Regulatory Zone 
Amendment from Medium Density Suburban (MDS) regulatory zone to High Density 
Suburban (HDS) regulatory zone on 2 parcels (APN: 087-520-01 & 02) totaling 10.3 acres 


Agency Comments and Conditions Due as Follows: 
 


#1 – #4 – Agency Comments and Conditions Due – January 27, 2021 


The following case is tentatively scheduled to be heard by  
#1 – Planning Commission – March 2, 2021 



https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2021/Files/WMPA21-0001_WRZA21-0001_ap.pdf

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2021/Files/WMPA21-0001_WRZA21-0001_ap.pdf





 


 


and from General Rural (GR) to Medium Density Suburban (MDS) regulatory zone on a 
portions of 2 parcels (APN: 556-290-35 & 24) totaling 9 acres. 


 
• Applicant: Woodland Village North, LLC 
• Property Owner: WWC Commercial LLC 
• Location: various locations within or adjacent to Woodland 


Village    
• Assessor’s Parcel Numbers: 087-520-01 & 02 and portions of 556-290-35 & 24 
• Parcel Sizes: 9.52, 0.61, 18.5, & 171 acres 
• Master Plan Categories: Suburban Residential (SR) & Rural (R)  
• Regulatory Zones: Medium Density Suburban (MDS) & General Rural 


(GR) 
• Area Plan: Cold Springs 
• Citizen Advisory Board: North Valleys 
• Development Code: Authorized in Article 820, Amendment of Master 


Plan and Article 821, Amendment of Regulatory 
Zone  


• Commission District: 5 – Commissioner Herman 
• Staff:  Julee Olander, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3627 
• E-mail:  jolander@washoecounty.us 


 


 
2. Abandonment Case Number WAB20-0005 (Stoler Family Trust Abandonment) – For possible action, 


hearing, and discussion to approve abandonment of 33-foot wide government patent easements for 
access and utilities on the north side of two parcels of land and the west side of one parcel of land. 


 
• Applicant/Property Owner: Stoler Family Trust, Attn: Ira Stoler, 1700 Taos 


Lane, Reno, NV 89511 
• Location:  Northeast corner of Taos Lane and Incognito Lane 
• Assessor’s Parcel Numbers: 142-260-17 and -18 
• Parcel Sizes: ± 54,928 and ± 54,933 square feet 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Low Density Suburban (LDS) 
• Area Plan: Southwest Truckee Meadows 
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
• Development Code: Authorized in Article 806, Vacations and 


Abandonments of Streets and Easements 
• Commission District: 2 – Commissioner Lucey 
• Staff:  Roger Pelham, Senior Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3622 
• E-mail:  rpelham@washoecounty.us  


The following case is tentatively scheduled to be heard by  
#2 – Planning Commission – March 2, 2021  



mailto:jolander@washoecounty.us

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2021/Files/WAB20-0005_ap.pdf
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3. Abandonment Case Number WAB21-0001 (Corstorphine Abandonment) – For possible action, 


hearing, and discussion to approve abandonment of a 33-foot wide government patent easement for 
access and utilities on the south and east sides of the parcel. 


 
• Applicant/Property Owner: John and Carolyn Corstorphine, 15850 Rocky Vista 


Road, Reno, NV 89521 
• Location:  15850 Rocky Vista Road, approximately 500 feet 


south of its intersection with Big Smoky Drive 
• Assessor’s Parcel Number: 017-200-49 
• Parcel Size: ± 1.032 acres (± 44,954 square feet) 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Southeast Truckee Meadows 
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
• Development Code: Authorized in Article 806, Vacations and 


Abandonments of Streets and Easements 
• Commission District: 2 – Commissioner Lucey 
• Staff:  Roger Pelham, Senior Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3622 
• E-mail:  rpelham@washoeocunty.us  


 


 
4. Special Use Permit Case Number WSUP21-0001 (Rock Springs Solar) – For possible action, hearing, 


and discussion to approve a special use permit for 1) the establishment of a 120MW photovoltaic 
generation facility and 84MW battery energy storage system which is an  Energy Production, Renewable 
use; 2) major grading for 627 acres of ground disturbance, including 143,000cy of cut and 143,000cy of 
fill for site preparation; 3) request to extend the Special Use Permit expiration period from 2 years to 5 
years and; 4) requests to vary landscaping, parking, and grading standards by waiving all landscaping 
requirements, and waiving the paved parking requirement. This project meets the standard for a project 
of regional significance, because it will generate more than 5 MW of electricity, require construction of a 
substation and will require approval by the regional planning authorities before any approval at the county 
level would take effect. The substation will be located on APN 074-040-25 This project also requires 
recommendation to amend to the Regional Utility Corridor Map from the Board of County Commissioners. 
This project will also need to comply with all Federal and State approvals before any approval at the 
county level would take effect. 


 
• Applicant: CED Rock Springs Solar LLC 
• Property Owners: Linda & Terry Bell; Cedar Lindsley Anderson; 


Luicinda Johnson; Robin & Randall Skipper; 


The following case is tentatively scheduled to be heard by  
#3 – Planning Commission – March 2, 2021 


The following case is tentatively scheduled to be heard by  
#4 – Planning Commission – March 2, 2021 



https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2021/Files/WAB21-0001_ap.pdf
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https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2021/Files/WSUP21-0001_ap.pdf





 


 


Ragnar Kuehnert Trust; Sam Lindsley; Julie Skeen 
& Peter LaBarge; and Pattee Williams. 


• Location:  Approximately 45 miles northwest of Reno, near 
Flannigan 


• Assessor’s Parcel Numbers: 074-061-21; 074-061-29; 074-061-30; 074-061-36; 
074-061-37; 074-061-39; 074-040-20; 074-040-22; 
074-040-25 


• Parcel Size: Total project – 660 acres 
• Master Plan Category: General Rural 
• Regulatory Zone: Rural 
• Area Plan: High Desert 
• Citizen Advisory Board: Gerlach/Empire 
• Development Code: Authorized in Articles 302, 810, 812 
• Commission District: 5 – Commissioner Herman 
• Staff:  Dan Cahalane, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3628 
• E-mail:  dcahalane@washoecounty.us  


 



mailto:dcahalane@washoecounty.us










Thank you!

Katy Stark
Planner Trainee, Planning and Building Division 
Community Services Department
krstark@washoecounty.us  | Office: 775.328.3618
Visit us first online: www.washoecounty.us/csd 
For Planning call (775) 328-6100 
Email: Planning@washoecounty.us

Connect with us: cMail | Twitter | Facebook | www.washoecounty.us
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January 25, 2021 

Washoe County Community Services Department 

C/O Julee Olander, Planner 

1001 E Ninth Street, Bldg. A 

Reno, NV 89512 

R: WMPA21-001 &WRZA21-0001 Woodland Village 

Dear Julee, 

 In reviewing the master plan amendment and Regulatory Zone Amendment, the Conservation District 

has no comments. When the applicant submits a project application, we would like to review the project 

for grading and revegetation purposes including infrastructure that impacts conservation elements. 

Thank you for providing us the opportunity to review the project that may have impacts on our natural 

resources. 

Sincerely, 

Tyler-Shaffer 
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TO: Julee Olander, Washoe County 

FROM: Nate Kusha, TMRPA 

DATE: January 27, 2021 

SUBJECT: TMRPA initial review of the Washoe County case WMPA21-0001 (Woodland 

Village) 

This memorandum provides the Truckee Meadows Regional Planning Agency’s (TMRPA) initial review 

comments regarding the subject case (WMPA21-0001), as stated in the 2019 Truckee Meadows Regional 

Plan (Policy RC 5). 

The following constitutes an initial review based on the limited information available at the time of this 

memorandum. TMRPA recognizes that the proposal may change through the jurisdictional review of the 

case. Should the case be approved through Washoe County, the proposal will need to be formally 

submitted to TMRPA for a review of conformance with the 2019 Truckee Meadows Regional Plan in its 

entirety.   

The request, as identified by the Washoe County, is the following: 

Master Plan Amendment Case Number WMPA21-0001 and Regulatory Zone Amendment 

WRZA21- 0001 (Woodland Village) – For possible action, hearing, and discussion to approve:  

(1) To adopt an amendment to the Cold Springs Area Plan, a component of the Washoe

County Master Plan, to approve a Master Plan Amendment from the Rural (R) to

Suburban Residential (SR) master plan designation on 1 parcel (APN: 556-290-35)

totaling 6 acres; and

(2) Subject to final approval of the associated Master Plan Amendment, to recommend

adoption of an amendment to the Cold Springs Regulatory Zone Map, to approve a

Regulatory Zone Amendment from Medium Density Suburban (MDS) regulatory zone to

High Density Suburban (HDS) regulatory zone on 2 parcels (APN: 087-520-01 & 02)

totaling 10.3 acres and from General Rural (GR) to Medium Density Suburban (MDS)

regulatory zone on a portions of 2 parcels (APN: 556-290-35 & 24) totaling 9 acres.

[TMRPA notes: bolded text identifies the portion of the request that is subject to 

review under the Regional Plan] 
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Potential conformance issues 

The subject site lies within the Tier 3 Regional Land Designation.  Per Policy RF 3 – Density Requirements 

and Nonresidential Standards, the maximum density for lands within Tier 3 is the currently existing 

maximum.  In addition, alternative density usage is not allowed within the Tier 3 designation. 

In order to amend the land use on the subject site to a higher density, a Regional Plan Amendment is 

needed to change the Regional Land Designation from Tier 3 to Tier 2 (See Regional Plan Policy RF 5). 

Alternatively, because the Suburban Residential (SR) land use designation already exists on the 

amendment parcel, a swap in the location of the Rural land use designation and the SR land use 

designation is permissible however, the total acreage of the proposed SR must be no greater than the 

current total acreage of SR that currently exists on the subject parcel. 

Related Regional Plan policies 

Please review the list of policies provided in this section, as the requirements of each should be addressed 

(or connected to the implementing policy in the Washoe County Master Plan) in the analysis presented 

for the subject case. 

RF 3 - Density Requirements and Nonresidential Standards 

RF 5 – Regional Land Designation Amendments 

Data and information related to Regional Plan implementation 

Regional Land Designation: Tier 3 

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

None at this time. 

Other information for review 

None at this time. 

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

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

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

WMPA21-0001 & WRZA21-0001 
Exhibit C

https://tmrpa.org/regional-plan/
https://tmrpa.org/regional-plan/
https://gis.rtcwashoe.com/portal/apps/webappviewer/index.html?id=50aa6e47f23b4ab389e0a2468c092217
file://///tmrpafs/data/400.RPC/rpc-cr/20-files/CR20-xxx%20(LIV%20MPA)/www.tmrpa.org


From: Olander, Julee
To: Olander, Julee
Subject: FW: Parks Comments Re: Woodland Village
Date: Friday, January 29, 2021 10:24:20 AM
Attachments: image006.png

image007.png
image008.png
image009.png
image010.png

From: Kirschenman, Sophia <SKirschenman@washoecounty.us> 
Sent: Wednesday, January 27, 2021 3:27 PM
To: Olander, Julee <JOlander@washoecounty.us>
Subject: Parks Comments Re: Woodland Village

Hi Julee, 

I've reviewed WMPA20-0001 and WRZA20-0001 (Woodland Village) on behalf of Washoe
County Regional Parks and Open Space and have no comments or conditions. 

You've probably already caught this, but just in case -- the agency review memo states that
they're trying to change the regulatory zone on APNs 087-520-01 and -02 from MDS to HDS,
but it looks like they're actually trying to change it from MDS to HDR. They mixed it up a
couple of times in the application as well, but their whole argument is about downzoning
those parcels, so that they can upzone the other parcels and still maintain the existing overall
density.

Hope you're having a great day and enjoying watching the snow fall!

Sophia Kirschenman
Park Planner | Community Services Department
775.328.3623 | 1001 E. 9th Street, Reno, NV 89512

Tell us how we did by taking a quick survey. 

Please consider the environment before printing this e-mail. 
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COMMUNITY SERVICES 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

1001 E. 9TH Street, Reno, Nevada 89512

January 26, 2021 

TO: Julee Olander, Planner, Washoe County Community Services Department Planning 
and Building Division 

FROM: Vahid Behmaram, Water Management Planner Coordinator, CSD 

SUBJECT:  Master Plan Amendment Case Number WMPA21-0001 and Regulatory Zone 
Amendment WRZA210001 (Woodland Village) 

Project description: For possible action, hearing, and discussion to approve:  

1) To adopt an amendment to the Cold Springs Area Plan, a component of the Washoe
County Master Plan, to approve a Master Plan Amendment from the Rural (R) to
Suburban Residential (SR) master plan designation on 1 parcel (APN: 556-290-35)
totaling 6 acres; and

2) Subject to final approval of the associated Master Plan Amendment, to recommend
adoption of an amendment to the Cold Springs Regulatory Zone Map, to approve a
Regulatory Zone Amendment from Medium Density Suburban (MDS) regulatory zone to
High Density Suburban (HDS) regulatory zone on 2 parcels (APN: 087-520-01 & 02)
totaling 10.3 acres and from General Rural (GR) to Medium Density Suburban (MDS)
regulatory zone on a portions of 2 parcels (APN: 556-290-35 & 24) totaling 9 acres.

Location: various locations within or adjacent to Woodland Village,  Assessor’s Parcel 
Numbers: 087-520-01 & 02 and portions of 556-290-35 & 24. 

The Community Services Department (CSD) offers the following Water Rights conditions and /or 
comments regard these amendments:  

Comments:  The North Valleys Area Plan in part states that: 

Section 110.208.35  Water Rights Dedication Requirements.   
(b) Cold Springs Hydrographic Basin, Red Rock Hydrographic Basin, Long Valley
Hydrographic Basin, Antelope Valley Hydrographic Basin, and Bedell Flat Hydrographic
Basin.  Proof of sufficient certificated or permitted water rights, or imported water rights for
other hydrographic basins, or "will serve" letters when served by a water purveyor, shall be
submitted with all applications for development, including division of land maps, parcel
maps, subdivision maps, special use permits, and Master Plan land use change applications
in the Cold Springs Hydrographic Basin, Red Rock Hydrographic Basin, Long Valley
Hydrographic Basin, Antelope Valley Hydrographic Basin, and Bedell Flat Hydrographic

WMPA21-0001 & WRZA21-0001 
Exhibit C



COMMUNITY SERVICES 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone:  (775) 328-3600 
Fax:  (775) 328-3699 

1001 E. 9TH Street, Reno, Nevada 89512

Basin.  Applications for development that do not demonstrate proof of adequate water 
resources to serve the proposed development shall be rejected 

The application as filed includes an explanation which was verified by County Planning staff.  
This application (on page 5) describes the request as a reallocation of densities within the 
Woodland Village master plan and has no net increase of densities, nor any increase in water 
demand.  

The application is in conformance with the Washoe County Development Code regarding 
water rights and water supply.   

WMPA21-0001 & WRZA21-0001 
Exhibit C



ENVIRONMENTAL HEALTH SERVICES 
1001 East Ninth Street   I   P.O. Box 11130   I   Reno, Nevada 89520 
775-328-2434   I   Fax: 775-328-6176   I   washoecounty.us/health 
Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

January 27, 2021 

Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 

RE: Woodland Village; APN 087-520-01 
Master Plan & Zone Amendment; WRZA21-0001 

Dear Washoe County Staff: 

The following conditions are requirements of the Washoe County Health District, Environmental 
Health Division, which shall be responsible for determining compliance with these conditions.  

Contact Name – Wesley Rubio - wrubio@washoecounty.us 
a) WCHD has reviewed the above referenced project and has no objections to the approval

of the project as proposed.
b) All building plans must be reviewed and approved by WCHD Environmental Health

Services.
If you have any questions or would like clarification regarding the foregoing, please contact Wes 
Rubio, EHS Supervisor at wrubio@washoecounty.us regarding all Health District comments. 

Sincerely, 

Wesley Rubio, MPH, REHS 
EHS Supervisor 
Environmental Health 
Washoe County Health District  
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Public Notice 

Washoe County Code requires that public notification of a master plan and regulatory 
zoning map amendments be mailed to a minimum of 30 separate property owners within 
a minimum 750 foot radius of the subject property a minimum of 10 days prior to the public 
hearing date.  This proposal was noticed within a 750-foot radius of the subject property, 
noticing 363 separate property owners a minimum of 10 days prior to the public hearing 
date.  

Public Notice Map 

WMPA21-0001 & WRZA21-0001 
Exhibit D



WOODLAND VILLAGE 

LAND USE AMENDMENTS 

MASTER PLAN AMENDENT AND REGULATORY ZONE AMENDMENT REQUESTS 

Prepared by: 

==CHRISTY 
■■■

CORPORATION 

JANUARY 8, 2021 
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