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Chris Bronczyk
Senior Planner, Planning & Building Division | Community Services Department
cbronczyk@washoecounty.gov | Direct Line: 775.328.3612

Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

From: Washoe311 <Washoe311@washoecounty.gov> 
Sent: Monday, August 4, 2025 4:08 PM
To: Planning Counter <Planning@washoecounty.gov>
Subject: FW: Master Plan Amendment Case Number WMPA25-0002 and WRZA25-0002 (700 Harper Court)

Greetings,  

Below please find the public comment submitted to Washoe311. Let us know if we can provide additional information. 

Thank you, 

Washoe311 Service Center
Communications Division | Office of the County Manager
washoe311@washoecounty.gov | Office: 3-1-1  | 775.328.2003 |  Fax: 775.328.2491
1001 E. Ninth St., Bldg A, Reno, NV 89512

NOTICE: This communication, including any attachments, may contain confidential information and is intended only for the individual or entity whom it is addressed. Any review, dissemination, or copying of this communication
by anyone other than the recipient is strictly prohibited by the Electronic Communications Privacy Act, 18 U.S.C. 2510-2521. If you are not the intended recipient, please contact the sender by reply email, delete and destroy all
copies of the original message.

From: Julie <julieahbra@gmail.com> 
Sent: Sunday, August 3, 2025 9:28 PM
To: Washoe311 <Washoe311@washoecounty.gov>
Subject: Master Plan Amendment Case Number WMPA25-0002 and WRZA25-0002 (700 Harper Court)

Dear Washoe County Planning Commission, I have never submitted public comment before and I may not be the most articulate, but I am passionate about you NOT ADOPTING Master Plan Amendment Case Number WMPA25-0002 and WRZA25-0002 (700 Harper Court). 
ZjQcmQRYFpfptBannerStart

ZjQcmQRYFpfptBannerEnd

Dear Washoe County Planning Commission,

I have never submitted public comment before and I may not be the most articulate, but I am passionate about you NOT ADOPTING  Master Plan Amendment Case 
Number WMPA25-0002 and WRZA25-0002 (700 Harper Court).

I have lived full time on Geraldine Drive (just below 700 Harper Court) for over 20 years. Like my husband and I, many in the neighborhood are hardworking average 
middle class folks. A huge consideration when purchasing here was the fact that we bordered wilderness. We’ve witnessed first hand the negative impact on our 
environment over the years just with the increase of current homes being occupied full time. Not to mention the tremendous concern we all have with wildfire 
evacuation.

The Mitchell E Larson Living Trust knew their property was 80% Conservation when purchased, and they’ve a huge beautiful home to enjoy. There is absolutely no 
reason to change that except for their benefit. Their representatives reached out to us in the neighborhood and gave ridiculous statements that there will not be any 
further building if this was changed. I’ve yet to speak to any neighbor who didn’t laugh at this as there is no guarantee of this with current nor future owners.

I suppose I’m asking you to consider all of us who chose this neighborhood for the quiet, the protected wilderness, and wildlife, over changes to benefit one. The reality 
is we need more land protected not less.

Respectfully,

Julie Bradt
790 Geraldine Dr

Sent from my iPad
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Submitted By: Doug Flaherty, Incline Village, NV Resident 
 

August 4, 2025 
 

RE: Objection to Agenda Items D, E and F, Washoe County Planning Commission Meeting, August 5, 2025 as 
follows: 

• Agenda Item D - Master Plan Amendment WMPA25-0001 (2025 Tahoe Area Plan Update) [link] 
• Agenda Item E - Master Plan Amendment Case Number WMPA25-0002 and WRZA25-0002  (700 Harper 

Court) [link] 
• Agenda Item F - Development Code Amendment Case Number WDCA25-0004 (560 Lakeshore) [link] 

 

Dear Washoe County Planning Commissioners: 

As a citizen of Incline Village, NV, for the reasons listed below, I object to the adoption Agenda items D, E 
and F above. These amendments, individually and cumulatively will make it harder for Incline 
Village/Crystal Bay residents and visitors to escape a fast-moving wind and slope driven wildfire. These 
type of increased height, density and coverage amendments are highly controversial1, 2, 3  

 

A. While the amendments may not exceed the TRPA regional growth caps, the amendments 
will result in denser and concentrated public peril development by altering the 
physically built environment of Incline Village and Crystal Bay. This through adoption of 
significant, individually, and cumulatively increases in height, density, and coverage. 

Planning Commission staff reports, attachments, and WC website, revealed that Washoe 
County (WC) has failed to provide the adequate substantial evidence necessary to support 
how the amendments will comply with the purpose of Article 918 ADOPTION OF THE 
DEVELOPMENT CODE. (current Planning Commission and WCC staff report language supporting 
findings are vague, opinionated, arbitrary, and capricious). 

 
 

1 Recent Washoe County Staff Reports state a “prominent community concern” regarding impact on evacuation capabilities; 
impact on community character (e.g., taller buildings); and concerns regarding reduced parking standards exacerbating the 
already difficult parking challenges faced by residents, businesses, and tourists in the Washoe Tahoe area. There were also 
general concerns about the definition of achievable housing and its omission of an income-based requirement. The recent 
second round Area Plan public outreach meetings consistently echoed concerns from the first round of public outreach 
regarding the TRPA Phase 2 Housing Amendments. Recurring topics of comment and concern were short term rentals (STRs) 
and their impact on housing, wildfires and evacuation, and potential infrastructure impacts of expanded allowances for ADUs 
and residential uses in Ponderosa Ranch. 
2 Fast tracking new land use changes would only elevate Tahoe’s already dangerous wildfire threats [LINK HERE] BY: Pamela 
Mahoney Tsigdinos - January 14, 2025 
3 Feb 11, 2025 - Letter of Urgent Concern form five Tahoe Conservation Groups [Link HERE], to TRPA (previously made part 
of the WC Record) regarding the need to Immediately, but temporarily suspend all current and future TRPA Area Plan 
Amendment approvals and major projects until a comprehensive Lake Tahoe Basin Evacuation Analysis, as defined above, is 
completed by each TRPA Area Plan “partner” agency, and made part of their individual Area Plans and major project 
application environmental review. Absent an Area Plan, project or basin wide evacuation analysis, land use planners and the 
public continue to be denied a transparent opportunity to test, assess, and evaluate the direct or indirect effects from wildfire 
in connection with past, current, and future Area Plans or projects. 
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Section 110.918.10 Purpose of Development Code states. “There is hereby established a 
Development Code for Washoe County to: 

(a) Promote public health, safety, convenience, and general welfare; 

(b) Lessen traffic congestion in the streets; 

(c) Avoid undesirable concentrations of population; or 

(d) Prevent overcrowding of land and facilitate adequate transportation provisions. 
Based on consistent and substantial public comments in connection with increased height, density 
and coverage 4, 5 new substantial evidence6 , since the 2021 Tahoe Area Plan revision, including 
consistent public concerns about traffic congestion and wildfire evacuation risks within the Incline 
Village wildfire evacuation choke points, any reasonable person may conclude that the proposed 
amendments are likely to exacerbate already unacceptable public peril evacuation times in and 
around Incline Village. This, as currently estimated by Washoe County to take six hours7. The 
Washoe Tahoe constrained roadway system, compounded by public peril "F"- rated intersections 
and roundabout choke points8, 9 as well as dramatic increases in North and East Shore and basin 
visitors, within and adjacent to Incline Village, as well as Crystal Bay, significantly heightens public 
safety evacuation risks. This by degrading current public peril evacuation times. 

Since 2021, updated data, public testimony and reports have consistently documented increases 
in the number and size of fast-moving no-notice Sierra Range and foothill destructive wildfires 
under red flag weather conditions. 

This includes the recent Reno, NV Davis Creek fire, resulting in the closing of the critical Washoe 
Tahoe evacuation route of NV SR 431, loss of power and loss of cell site communications. 

This, worsens traffic congestion by further constraining Washoe Tahoe roadway evacuation 
capacity. 

 

4 Public Comment [LINK HERE] - January 27, 2025 – TahoeCleanAir.org Incline Village/Crystal Bay Community Advisory Board Meeting 
Agenda Item 7 - TAHOE AREA PLAN INPUT SESSION. 
5 Staff Report Pages 15 and 16, - Consistent public comments “Prominent community concerns included impact on evacuation capabilities; 
impact on community character (e.g., taller buildings); and concerns regarding reduced parking standards exacerbating the already difficult 
parking challenges faced by residents, businesses, and tourists in the Washoe Tahoe area. There were also general concerns about the 
definition of achievable housing and its omission of an income-based requirement.” “The second round of public outreach echoed 
concerns from the first round of public outreach regarding the TRPA Phase 2 Housing Amendments. Recurring topics of comment and 
concern were short term rentals (STRs) and their impact on housing, wildfires and evacuation, and potential infrastructure impacts of 
expanded allowances for ADUs and residential uses in Ponderosa Ranch.” 
6 October 2024 Independent Lake Tahoe Basin Wildfire Evacuation Analyses located at TahoeCleanAir.org (previously submitted on the 
record to WC Commissioners), 
7 Official WC Incline Village Wildfire evacuation time of six hours. [linked here] 
8 Evacuating Tahoe could take twice as long as projected, simulations indicate - Source Nevada Current News Article Dana Gentry 
Reporter, August 28, 2024. Nevada Current News Article Dana Gentry Reporter, August 28, 2024 [LINK HERE]. 
9 Wildfire Chokepoint Letter previously placed on the WC Record - offered as substantial evidence germane to the WC amendments and all 
Tahoe Basin Area Plans due to TRPA mandated height, density and coverage increases in and around town centers. Letter to Placer 
County 2023 Tahoe Basin Area Plan (TBAP) and EIR Addendum from Retired or Former Fire Department Professionals [LINK 
HERE] 
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An analysis of Washoe Tahoe Wildfire Evacuation times during a no- notice fire evacuation, with 431 
unavailable can be found and is evidenced within the Independent Lake Tahoe Basin Wildfire Evacuation 
Analysis (October 23, 2024) [Here]. 

 

The current limited Washoe Tahoe roadway capacity evacuation infrastructure creates dangerous 
evacuation choke points, which, as historically documented, has led panicked drivers to abandon their 

vehicles during wildfire events10 [Link Here]. This directly contradicts the stated purpose of the Washoe 
County Development Code to prioritize public safety. 

 

By cumulatively increasing evacuation risks, the proposed amendments violate residents’ right to safety 
under the Nevada State Constitution. Given this substantial evidence, a reasonable person would conclude 
that the proposed amendments fail to address critical safety concerns and exacerbate existing hazards. I 
urge the WC Planning Commissioners to reject the amendments and require a comprehensive 
Environmental Impact Statement (EIS), including cumulative effects/impacts of the currently proposed 
Washoe Couty Area Plan amendment to evaluate the individual and cumulative impacts on the local and 
regional environment including roadway wildfire evacuation capacity and timing under a variety of 
scenarios. 

 

Article 1, Section 1 of the Nevada State Constitution, states: 
Art 1. Sec 1. Inalienable rights. All men are by Nature free and equal and have certain inalienable rights 
among which are those of enjoying and defending life and liberty; Acquiring, Possessing and Protecting 
property and pursuing and obtaining safety and happiness[.] 
 

B. Concerns Regarding the Lack of Substantial Evidence in Order to Adopt Proposed 
Findings 

 

WASHOE COUNTY PLANNING COMMISSION STAFF REPORTS IN CONNECTION WITH ALL THREE 
AGENDA ITEMS i.e., D, E and F LACK SUBSTANTIAL EVIDENCE TO SUPPORT ANY OF THE PROPOSED 
FINDINGS, INCLUDING THE FINDINGS THAT THE AMENDMENT(S) WILL NOT ADVERSELY IMPACT 
THE PUBLIC HEALTH, SAFETY OR WELFARE. 
 

Therefore, Agenda Items D, E and F staff report language supporting the proposed findings is 
vague, opinionated, arbitrary, and capricious and adoption or recommendation in favor of the 
proposed amendments will represent an act of prejudicial abuse of discretion. The WC Planning 
Commission must exercise their due diligence and address this substantial evidence deficiency by 
voting no on all three agenda items and sending this back to the Planning Staff requesting a 
cumulatively comprehensive EIS. 

 

The Washoe County Planning Commission staff reports associated with Agenda items D, E and F: 
 

1. Fail to Promote Development Code Purpose: The Planning Commission staff reports provided 
no substantial evidence that the proposed amendments align with the Development Code’s 
purposes (Article 918) or ensure no adverse impact on public health, safety, or welfare. 

 

10 You Tube of abandoned vehicles from panicked drivers who abandoned their vehicles during wildfire events. This is a 
common historical occurrence during no-notice fast moving wildfire events in connection with public peril limited roadway 
capacity [LINK HERE]. 
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2. Fail to Respond to Changed Conditions: The Planning Commission staff reports associated 
with Agenda Item D, E and F failed to demonstrate how the amendments address changed 
conditions or studies since the Development Code’s adoption or promote desirable land use 
within regulatory zones. The proposed increases in height, density, coverage, and accessory 
dwelling units (ADUs) are inconsistent with Article 918, as they would likely worsen Incline 
Village’s already critical six-hour evacuation times, creating a significant public safety risk. 

 
3. Fail to Avoid Adverse Effects: The Planning Commission staff reports associated with 

Agenda Item D, E and F provided no substantial evidence that the amendments avoid 
adversely affecting the Conservation or Population Elements of the Washoe County Master 
Plan, precluding WCC confirmation of compliance. 

The draft ordinances are vague and incomplete regarding potential findings. 

When making any “finding” in connection with the amendments, the WCC must not only ensure 
compliance with Article 918, Section 110.918.10 (a)-(d), but also ensure substantial evidence is 
provided to support all findings. Without clear, complete ordinance and substantial evidence 
supporting the findings, adopting the amendments would be arbitrary, capricious, and constitute 
a prejudicial abuse of discretion. 

NO GOVERNMENT AGENCY, INCLUDING WASHOE COUNTY OR THE TRPA, HAS THE AUTHORITY 
TO IMPOSE CODE AMENDMENTS OINCLUDING ZONING CHANGES THAT MAKE IT HARDER FOR 
WASHOE TAHOE RESIDENTS AND VISITORS TO ESCAPE A WILDFIRE. 

The Tahoe Regional Planning Agency (TRPA) lacks the authority to impose code amendments on 
Washoe County or its residents that may compromise public safety and impede safe and timely 
evacuation during wildfires. 

TRPA’s own leadership acknowledges the urgency that the initially released Independent Lake 
Tahoe Basin Wildfire Evacuation Analysis highlights [link]. On September 26, 2024, the TRPA 
Executive Director Julie Regan emailed me, stating, “Your study is raising more awareness of the 
“urgent” need for regional evacuation planning.” 
 
Washoe County is shirking its responsibility to ensure the public safety of Washoe Tahoe residents 
by endorsing these unsafe amendment proposals. The recent Planning Commission staff report 
attempts to justify this by claiming the amendments are 'mandated by TRPA and must be adopted 
to conform to the Regional Plan,' using this inadequate cover for decisions that jeopardize Incline 
Village/Crytal Bay community safety. 
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Additionally, when TRPA failed to accept recent Washoe County changes to the TRPA mandated 
amendments, TRPA inflicted the maximum public safety peril it could on the Washoe Tahoe 
residents and visitors. Such mandates infringe upon the inalienable rights of Washoe Tahoe 
residents, as guaranteed by Article 1, Section 1 of the Nevada State Constitution, which affirms 
the right to “enjoying and defending life and liberty” and “pursuing and obtaining safety.” 

By adopting TRPA’s amendments, Washoe County would fail to uphold its duty to protect NV 
residents, by exacerbating the risk of catastrophic injury or loss of life11 during fast- moving, no-
notice12 wind- and slope-driven wildfires under red flag conditions13.  

Consistent public comment expressing concern over adverse wildfire evacuation public safety 
effects caused by increased height, density and coverage amendments, new and substantial 
information, and the cumulative contents of this objection letter, represents substantial evidence 
of which a reasonable mind might accept as adequate to support the following conclusion:  

“The proposed amendments would increase density and population in and around the town 
centers, already public peril narrow roadways and roundabouts, thereby worsening current 
wildfire evacuation choke points. These changes would likely exacerbate existing public safety 
risks by further slowing already perilous wildfire evacuation times, potentially causing panic, 
delaying emergency response, and increasing the risk of catastrophic injury or loss of life. Such 
outcomes would conflict with Nevada’s constitutional commitment to public safety.  

Daily wind and slope conditions are common denominators within the Washoe Tahoe region and 
fast moving no-notice rapid fire growth is commonly driven by firebrand or fire ember storms. 
 

Historically, firebrand storms14 play a critical role in complicating and necessitating wildfire 
evacuations, particularly in no-notice scenarios. They occur when strong winds and intense 
wildfire conditions loft burning embers (firebrands) into the air, carrying them miles ahead of the 
main fire front. Historically fire embers ignite numerous spot fires in areas, including residential, 
commercial, and outbuildings far from the primary fire, creating new fire fronts that spread fire and 
dense smoke rapidly and unpredictably. Firebrand storms heighten the risk of chaotic 
evacuations by creating hazardous conditions that outpace mitigation efforts and overwhelm 
preparedness plans. 

 

11 You Tube Video – Family narrowly escapes Paradise Fire [LINK HERE] 
12 US Department of Transportation, Federal Highway Administration [LINK HERE] - A no-notice wildfire evacuation refers to 
an evacuation that occurs with little or no warning due to an unexpected or rapidly developing fire incident. These situations 
require quick action and immediate response because there is not enough time for emergency responders to prepare or for 
residents to receive advance notice. No-notice evacuations can be particularly challenging because they demand rapid 
assessment, quick decision-making, and efficient coordination to ensure the safety of affected populations. Examples of such 
incidents include wildfires that suddenly change direction and or move toward populated areas. 
13 National Weather Service definition of Fire Weather Watch and Red Flag Warning [LINK HERE]. 
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Historically, firebrand storms14 play a critical role in complicating and necessitating wildfire 
evacuations, particularly in no-notice scenarios. They occur when strong winds and intense 
wildfire conditions loft burning embers (firebrands) into the air, carrying them miles ahead of the 
main fire front. Historically fire embers ignite numerous spot fires in areas, including residential, 
commercial, and outbuildings far from the primary fire, creating new fire fronts that spread fire and 
dense smoke rapidly and unpredictably. Firebrand storms heighten the risk of chaotic 
evacuations by creating hazardous conditions that outpace mitigation efforts and overwhelm 
preparedness plans. 

 
This phenomenon significantly impacts evacuations and human behavior in several ways: 

 
1. Rapid Fire Spread: Spot fires can ignite in residential areas, forests, or grasslands, blocking 
evacuation routes and creating sudden, widespread threats that reduce the time available for safe 
evacuation. 

 
2. Overwhelmed Resources: The multiplicity of new fire fronts stretches firefighting and 
emergency response resources thin, delaying or hindering evacuation support. 

 
3. Unpredictable Fire Behavior: Firebrand-driven spot fires can bypass natural or man-made 
barriers (e.g., thinned forests or firebreaks), making it difficult to predict safe evacuation paths 
or defend communities. 

 
4. Increased Urgency: The speed and scale of fire brand storms often necessitate immediate, no- 
notice evacuations, leaving residents and responders with little time to prepare or coordinate. 

 
Within the Tahoe Basin, common wind, and slope environment, and where fast-moving wildfires 
have encroached close to and within the Tahoe Basin, local fire authorities commonly state that 
“fire knows no season” and here in Tahoe regional fast-moving, wind-and slope-driven wildfires 
have been an unfortunate reality. 

 
C. TRPA and WC provide no substantial evidence supporting the claim that TRPA mandated 

amendments will offset the cost of increased building height and reduced parking standards. 
This claim is therefore highly controversial, speculative, and therefore arbitrary and 
capricious. 

 
D. The WC Planning Commission must reject the prosed staff report findings, since they lack 

Substantial Evidence to support such findings and prepare an EIS. 
 
 

14 [Link] to Firebrand storm Photo 2 – Recent LA Fires]. 
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To help ensure the wildfire evacuation safety of Washoe Tahoe residents and visitors, I respectfully 
urge the Washoe County Planning Commission to take the following actions before proceeding 
with further amendment approvals in connection with Agenda items D, E and F. 

 
1. Reject the Proposed Findings: Deny the proposed findings. This, due to the failure of WC 

Planning Commission staff to provide substantial evidence to support the proposed findings. Any 
eventual (future) findings must be supported by substantial evidence. 

2. Require a Cumulatively Comprehensive Environmental Impact Statement (EIS): Direct the 
Washoe County Planning Staff to collaborate with the Tahoe Regional Planning Agency (TRPA) to 
develop a joint comprehensive EIS as part of this process. The EIS must evaluate cumulative 
impacts on public safety, wildfire evacuation, and the environment, incorporating a detailed 
Washoe Tahoe roadway evacuation capacity and timing analysis. 

The EIS and wildfire evacuation capacity analyses must include a data-driven, technology- 
supported evacuation analysis that accounts for: 

 
• Up-to-date traffic and population data: Monthly average traffic volumes, year-round resident 

populations, seasonal visitor numbers, total parking capacity, lodging data (including Short-Term 
Rentals), and recreation user data. 

• Multiple evacuation scenarios: Analysis of evacuation times during fast-moving, no-notice Red 
Flag weather events, factoring in wind and slope-driven wildfires across Area Plan and Stateline 
boundaries. 

• Realistic constraints: Scenarios must account for potential road blockages due to accidents, 
official closures for emergency response access (fire, law enforcement, and public services), and 
varying wind directions affecting evacuation corridors. 

A conservative estimate of no-notice evacuation times for the Washoe Tahoe area is detailed in 
the Independent Lake Tahoe Basin Wildfire Evacuation Analysis (October 23, 2024, pp. 23–39) 
[Link Here]. This analysis continues to underscore the urgent need for comprehensive evacuation 
analyses to help ensure Washoe Tahoe residents and visitors can safely evacuate the Basin during 
wildfire events. 

 
E. Of final note, to help ensure this information is on the county record, to help establish 

Washoe County evacuation history, I wish to re-visit the circumstances in connection with 
the out of date, official Washoe County Incline Village Evacuation time of six hours [as 
previously linked here]. 
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The source for this information is located within the news story Evacuating Tahoe could take twice 
as long as projected, simulations indicate - Source Nevada Current News Article Dana Gentry 
Reporter, August 28, 2024. Nevada Current News Article Dana Gentry Reporter, August 28, 2024 
[LINK HERE]. 

The story states: “The six-hour estimate was for the resident base, but it is now outdated and we 
don’t have an updated estimate because we do not have the funding for a study,” Washoe County 
spokeswoman Bethany Drysdale said via email, adding the county is seeking funds for the study, 
which she says is expensive. “Make no mistake that the minute the funding comes through we will 
engage in a study to improve our data, planning, and response actions as appropriate.” 
A community member with knowledge of the county’s process who asked not to be identified in order to 
provide information, says a presentation on the necessity for an evacuation plan “never went anywhere. 
We were told it was not going to get into the budget. The priorities had already been set.” 
Tsigdinos, an Incline Village resident, says Washoe County, by focusing solely on residents, is ignoring 
“the wildcard of thousands of visitors coming into the Tahoe basin who are unaware what county 
they’re in —let alone what alert system exists to let them know a hazard or danger exists.” 

 
I trust the WC Planning Commission will prioritize public safety and environmental stewardship in 
its amendment decision-making process, including findings that must be based on substantial 
evidence. Thank you for considering this comment and the attached documentation. 

 
Sincerely, 
Doug Flaherty (BIO NARRATIVE) 
Incline Village, NV Resident 
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From: Jean Desmarais
To: Washoe311
Cc: Weiche, Courtney
Subject: Public Hearing Comments 700 Harper Court 125-010-21
Date: Monday, August 4, 2025 12:43:10 PM

  The only purpose of changing the zoning on APN 125-010-21 is for development.  Once the
property is rezoned away from conservation it will never be returned.  There are three natural
springs on and abut this property.  These springs feed several wetlands below.  
  This developer is using Exline and a previous washoe planner in this effort and the continued
corruption of the Incline Village community.

J A Desmarais
778 Geraldine Drive 
Incline Village NV 89451
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Lynne Reilly mft ladc 
Licensed Marriage and Family Therapist (NV 0927, CA 44651) 

Licensed Alcohol and Drug Counselor (NV 01088) 
_________________________________________________________________________________________________ 
 

 
8/4/2025  
 
Washoe County Planning Commission 
 

Re: Master Plan Amendment Case#  WMPA25-0002 and WRZA25-0002 700 Harper Ct., Incline 
Village. NV 89451 (APN-125-010-2) 

This proposal will take away a conservation area, which includes 80% of the property, and make 
the property 100% residential. This would turn an entire 5+acres into development with multiple 
dwellings. This area is in the middle of a residential, single family home, neighborhood. This lot is 
surrounded by Forest Service and IVGID properties. There are also multiple springs on this lot 
and a major project would certainly impact this water source. There are multiple wildlife species 
that use this corridor to access water. 

Thank you  

Lynne Reilly 

 

 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 

 
_________________________________________________________________________________________________ 

 
(775) 527-5653                                                                              781 Geraldine Dr. Incline Village, NV 89451                                     
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(775) 527-5653                                                                              781 Geraldine Dr. Incline Village, NV 89451                                     
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This Message Is From an Untrusted Sender
You have not previously corresponded with this sender.

     Report Suspicious     ‌

From: Planning Counter
To: Weiche, Courtney
Subject: FW: Rebuttal to Master Plan Amendment Case Number WMPA25-0002 and WRZA25-0002 (700 Harper Court) - (Request id 190183)
Date: Monday, August 4, 2025 3:42:39 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
image006.png

fyi
 
 

Chris Bronczyk
Senior Planner, Planning & Building Division | Community Services Department
cbronczyk@washoecounty.gov | Direct Line: 775.328.3612

Visit us first online: www.washoecounty.gov/csd
Planning Division: 775.328.6100 | Planning@washoecounty.gov
CSD Office Hours: Monday-Friday 8:00am to 4:00pm
1001 East Ninth Street, Reno, NV 89512

 
 

From: Washoe311 <Washoe311@washoecounty.gov> 
Sent: Monday, August 4, 2025 3:33 PM
To: Planning Counter <Planning@washoecounty.gov>
Subject: FW: Rebuttal to Master Plan Amendment Case Number WMPA25-0002 and WRZA25-0002 (700 Harper Court) - (Request id 190183)
 

Good day,
 
Please see request below for Planning Commission/Board of Adjustment.
 
Sincerely, 
 

  Washoe311 Service Center
Communications Division | Office of the County Manager
washoe311@washoecounty.gov | Office: 3-1-1  | 775.328.2003 |  Fax: 775.328.2491
1001 E. Ninth St., Bldg A, Reno, NV 89512

     

 

Have some kudos to share about a County Manager’s Office employee or experience? Submit a nomination for a Washoe Star by clicking this link: WASHOE STAR
 
NOTICE: This communication, including any attachments, may contain confidential information and is intended only for the individual or entity whom it is addressed. Any review, dissemination, or copying of this communication
by anyone other than the recipient is strictly prohibited by the Electronic Communications Privacy Act, 18 U.S.C. 2510-2521. If you are not the intended recipient, please contact the sender by reply email, delete and destroy all
copies of the original message.
 

 
From: Mike Lonich <mlonich208@gmail.com> 
Sent: Friday, August 1, 2025 4:45 PM
To: Washoe311 <Washoe311@washoecounty.gov>
Subject: Rebuttal to Master Plan Amendment Case Number WMPA25-0002 and WRZA25-0002 (700 Harper Court)
 
Rebuttal to Proposed Rezoning from Recreational to Residential – Washoe County Subject Parcel: 125-010-21 Address: 700 Harper Court Current Zoning: 20% Residential / 80% Conservation Proposed Zoning: 100% Residential Location Context: Incline
ZjQcmQRYFpfptBannerStart

ZjQcmQRYFpfptBannerEnd

 

Rebuttal to Proposed Rezoning from Recreational to Residential – Washoe County

 

 

Subject Parcel: 125-010-21

Address: 700 Harper Court

Current Zoning: 20% Residential / 80% Conservation

Proposed Zoning: 100% Residential

Location Context: Incline Village 1 (20%) / Mount Rose  (80%)

Submitted to: Washoe County Planning Commission

Submitted by: Michael S. And Janet Lonich

767 Geraldine Dr. Incline Village

Date: August 1, 2025

 

 

 

Dear Members of the Washoe County Planning Commission,

 

We are writing to express our strong opposition to the proposed rezoning of the above-referenced parcel from a current designation of 20% residential and 80% recreational to 100% residential.
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This rezoning proposal poses serious risks to the environmental integrity, wildfire safety, community character, and infrastructure capacity of the surrounding areas—particularly within the Mount Rose corridor and adjacent Incline Village
neighborhoods. Below are key reasons to deny the request:

1. 

Environmental Protection & Watershed Preservation

The 80% recreational portion of the parcel plays a critical environmental role, providing:

 

Wildlife habitat

Watershed filtration that protects the clarity and quality of nearby Lake Tahoe

Vegetative buffers that help reduce erosion and runoff

 

Rezoning this land for residential use would allow development in fragile alpine terrain, potentially causing:

 

Soil disturbance, increasing sediment flow into Lake Tahoe

Loss of mature forest, harming biodiversity

Fragmentation of migration corridors for native species

 

 

This directly conflicts with the Tahoe Regional Planning Agency (TRPA) goals and Washoe County’s own Master Plan, which emphasizes open space conservation in this region.

 

 

2. 

Wildfire Risk Amplification

 

The Mount Rose area lies within the Wildland-Urban Interface (WUI)—a zone highly prone to catastrophic wildfires. Increasing residential density here would:

 

Add more structures and fuel loads to a high-risk zone

Strain already limited evacuation routes

Overextend fire protection services in remote, steep terrain

At a time when Nevada faces growing climate instability, upzoning fire-prone forestland is shortsighted and irresponsible.

 

3. 

Traffic and Infrastructure Burden

Mount Rose Highway and roads servicing Incline Village are already nearing capacity during peak seasons. Increasing residential development:

 

Will place additional strain on narrow, mountainous roads

May require infrastructure expansion at public expense

Could worsen emergency response times

 

The region lacks the capacity to accommodate the infrastructure demands of a full residential build-out on this parcel.

 

4. 

Community Character and Precedent

Approving this rezoning would:

 

Undermine decades of careful land-use planning that preserves the recreational and ecological character of the Mount Rose corridor

Open the door to similar rezoning petitions, encouraging unchecked sprawl in other recreational zones

Diminish public trust in Washoe County’s commitment to balanced, sustainable growth

 

5. 

Existing Zoning Is Already a Compromise

 

The parcel currently enjoys 20% residential zoning, which already provides development potential. Expanding to 100% residential is not a necessity—it’s a profit-driven maneuver that sacrifices long-term environmental and community stability.

 

 

Conclusion

This rezoning is incompatible with the environmental sensitivities, wildfire risk profile, infrastructure limitations, and community goals of Washoe County’s mountainous regions. We urge the Planning Commission to reject the request and
uphold the existing zoning.
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Respectfully,

Michael S. and Janet Lonich

767 Geraldine Dr  Incline Village, Nv 89451

Mlonich208@gmail.com

(949)291-9357

 

Sent from my iPad
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