
Parcel Map Review Committee 
Staff Report 

Meeting Date:  November 9, 2017 Agenda Item:  7C 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.us/csd/planning_and_development 

STAFF REPORT CASE NUMBERS: WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-
0019 and WTPM17-0020 

BRIEF SUMMARY OF REQUEST: A series of five subsequent parcel maps to result in the 
division of one parcel of approximately 67 acres into 15 
parcels 

STAFF RECOMMENDATION: APPROVAL WITH CONDITIONS 

STAFF PLANNER: Planner’s Name: Roger Pelham, MPA 
Phone Number: 775.328.3622 
E-mail: rpelham@washoecounty.us 

APPLICANT/PROPERTY OWNER: LW Land Company, LLC 

CASE DESCRIPTIONS 
Sequential approval of the following Parcel Maps: 
Tentative Parcel Map Case Number WTMP17-0015 
(Palomino Ranch Estates #1) – For possible action, 
hearing, and discussion to approve the division of a 
67.60 acre parcel into three 2.5 acre parcels and one 
remainder parcel of 60.10 acres. 

Tentative Parcel Map Case Number WTMP17-0017 
(Palomino Ranch Estates #2) – For possible action, 
hearing, and discussion to approve a second division of 
the newly created 60.10 acre parcel into three parcels of 
5.0, 5.03 and 5.01 acres, and a remainder parcel of 
45.06 acres. 

Tentative Parcel Map Case Number WTMP17-0018 
(Palomino Ranch Estates #3) – For possible action, 
hearing, and discussion to approve a third subsequent 
division of the newly created 45.06 acre parcel into three 
5.0 acre parcels and one remainder parcel of 30.06 
acres. 

Tentative Parcel Map Case Number WTMP17-0019 
(Palomino Ranch Estates #4) – For possible action, 
hearing, and discussion to approve a forth subsequent 
division of the newly created 30.06 acre parcel into three 
parcels of 5.0, 5.03 and 5.01 acres, and a remainder 
parcel of 15.02 acres. 

Tentative Parcel Map Case Number WTMP17-0020 
(Palomino Ranch Estates #5) – For possible action, 
hearing, and discussion to approve a fifth subsequent 
division of a newly created 15.02 acre parcel into one 5.0 
acre and two 5.01 acre parcels. 
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• Applicant/Property Owner:                LW Land Company, LLC 
Attn: Brian Murphy 
695 Mile Circle 
Reno, NV  89511 

• Location: South end of Grass Valley Road, approximately ½ 
mile south of Whiskey Springs Road 

• Assessor’s Parcel Number: 077-130-23 
• Parcel Size: 67.60 acres 
• Master Plan Category: Rural Residential (RR) 
• Regulatory Zone: High Density Rural (HDR) 
• Area Plan: Warm Springs (Specific Plan Area)  
• Citizen Advisory Board: Warm Springs/Rural 
• Development Code: Authorized in Article 606, Parcel Maps 
• Commission District: 5 – Commissioner Herman 
• Section/Township/Range: Section 16, T22N, R21E, MDM,  

Washoe County, NV 
 

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 Parcel Map Review 
Committee approve with the conditions included as Exhibit A for this matter, Tentative Parcel Map 
Case Numbers WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-0019 and WTPM17-
0020 for LW Land Company, LLC, and make the determination that the following criteria is or will 
be adequately provided for pursuant to Washoe County Code, Section 110.606.30. 

(Motion with Findings on Page 13) 
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Site Plan:  Tentative Parcel Map Case Number WTMP17-0015 (Palomino Ranch Estates #1) 
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Site Plan:  Tentative Parcel Map Case Number WTMP17-0017 (Palomino Ranch Estates #2) 
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Site Plan:  Tentative Parcel Map Case Number WTMP17-0018 (Palomino Ranch Estates #3) 
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Site Plan:  Tentative Parcel Map Case Number WTMP17-0019 (Palomino Ranch Estates #4) 
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Site Plan:  Tentative Parcel Map Case Number WTMP17-0020 (Palomino Ranch Estates #5) 
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Site Plan:  Palomino Ranch Estates #1 through #5 
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Tentative Parcel Map Evaluation 
Regulatory Zone: High Density Rural (HDR) within the Warm Springs Specific 

Plan 

Maximum Lot Potential: 20 

Number of Lots on Parcel Maps: 15, through a series of 5 tentative parcel maps 

Minimum Lot Size Required: 2.0 acres  

Minimum Lot Size on Parcel Maps: 2.5 acres 

Minimum Lot Width Required: 150 feet 

Minimum Lot Width on Parcel Maps: 323 feet 

The tentative parcel map meets all minimum requirements for the High Density Rural (HDR) 
regulatory zone. 

Development Suitability Constraints: The Warm Springs Area Plan Development Suitability Map, a 
part of the Warm Springs Area Plan, identifies the subject 
parcel as being within the “1% FEMA Flood Hazard” (100-
year flood zone) area.   

The subject parcel is within the Truckee Meadows Service Area (TMSA). 

The series of requests seeks to divide one parcel of 67.60 acres, identified as Assessor’s Parcel 
Number 077-130-23, into a total of 15 lots, ranging in size from ±2.5 acres to ±5 acres in size.  Two 
acres is the minimum area requirement for parcels under the High Density Rural (HDR) regulatory 
zone. 

The Warm Springs Specific Plan limits the number of parcels to 75 percent of that available under 
the Medium Density Rural (MDR) regulatory zone because of the water restrictions in the area plan 
and in the basin.  Without the reduction to 75 percent, a total of 27 lots might be allowed.  With the 
reduction a total of 20 lots are allowed.  The applicant seeks to create 15 lots.  The number of lots 
proposed by this map series is less than the allowance for the 67.60-acre parent parcel. 

In accordance with the Warm Springs Specific Plan requirements, the applicant must record a 
Development Agreement before the recordation of any final map.  That requirement has been 
included as a recommended condition of approval. 

Improvements to serve this development will be required to meet all generally applicable 
requirements for a subdivision, in accordance with WCC Section 110.606.30(j).  

Project Evaluation 
The parcel map series has been conditioned to comply with the applicable provisions of the Warm 
Springs Specific Plan.  Approval of the Development Agreement will be contingent upon 
compliance with all specific requirements of that plan. 

Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation. 

• State of Nevada

o Department of Environmental Protection

o Department of Transportation

o Department of Water Resources

• Washoe County Community Services Department
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o Planning and Building Division

o Planning and Building Division – Parks and Open Spaces

o Planning and Building Division – Water Rights Manager

o Engineering and Capital Projects – Land Development

o Engineering and Capital Projects - Utilities

o Parks and Open Spaces

o Technology Services – Geographic Information Systems

• Washoe County Health District

o Air Quality Management Division

o Environmental Health Division

• Truckee Meadows Fire Protection District

• Regional Transportation Commission

• Washoe Storey Conservation District

• Palomino Valley General Improvement District

Six out of the sixteen above-listed agencies/departments provided comments and/or 
recommended conditions of approval in response to their evaluation of the project application.  A 
summary of each agency’s comments and/or recommended conditions of approval and their 
contact information is provided.  The Conditions of Approval document is attached to this staff 
report and will be included with the Action Order, if the series of parcel maps are approved. 

• Washoe County Planning and Building Division addressed compliance with the
requirements of the Warm Springs Specific Plan.
Contact:  Roger Pelham, 775.328.3622, rpelham@washoecounty.us

• State of Nevada, Department of Water Resources requires a will-serve letter from the
Palomino Valley GID and to be a signature on the final map.
Contact:  Steve Shell, 775.684.2800

• Regional Transportation Commission addressed desire to include accommodations for
Park-n-Ride within the project and encouraged the applicant to construct bike and
pedestrian trails, but did not request conditions of approval.
Contact:  Rebecca Kapuler, 775.332.0174, rkapuler@rtcwashoe.com

• Washoe County Planning and Building Division - Water Rights Manager addressed the
requirements for water rights to serve wells for new parcels.
Contact:  Vahid Behmaram, 775.328.3600, vbehmaram@washoecounty.us

• Palomino Valley General Improvement District provided conditions of approval to
mitigate damage to adjacent roadways that may be caused by construction traffic as
well as provide standards for roadways accessing the site.
Contact:  Caty Glatthar, 775.842.6382, palvalgid@gmail.com

• Washoe County Engineering and Capital Projects Division addressed technical
standards for drainage, roadways and mapping.
Contact:  Walter West, P.E., 775.328.2310, wwest@washoecounty.us
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Staff Comment on Required Findings 
WCC Section 110.606.30 (i) requires that all of the following findings be made to the satisfaction of 
the Washoe County Parcel Map Review Committee before granting approval of the request.  Staff 
has completed an analysis of the application and has determined that the proposal is in 
compliance with the required findings as follows. 

1) General improvement considerations for all parcel maps including, but not limited to:

a) Environmental and health laws and regulations concerning water and air pollution, the
disposal of solid waste, facilities to supply water, community or public sewage disposal and,
where applicable, individual systems for sewage disposal.

Staff Comment:  Compliance with all environmental and health laws and regulations
concerning water and air pollution, the disposal of solid waste, facilities to supply water,
community or public sewage disposal and, where applicable, individual systems for sewage
disposal will be addressed with the approval of the required development agreement.

b) The availability of water which meets applicable health standards and is sufficient for the
reasonably foreseeable needs of the subdivision.

Staff Comment:  Conditions of approval have been proposed to ensure that water which
meets applicable health standards and is sufficient for the reasonably foreseeable needs of
the subdivision is provided.

c) The availability and accessibility of utilities.

Staff Comment:  Availability and accessibility of utilities has been provided for on the
proposed maps and will be ensured prior to recordation of any final map.

d) The availability and accessibility of public services such as schools, police and fire
protection, transportation, recreation and parks.

Staff Comment:  All appropriate agencies were provided with the applications and no
recommendations of denial were received.

e) Conformity with the zoning ordinances and master plan.

Staff Comment:  The proposed subdivision is in conformance with the zoning and the
Warm Springs Specific Plan.

f) General conformity with the governing body’s master plan of streets and highways.

Staff Comment:  The Warm Springs Specific Plan provides specific standards for streets
and highways, conformance will be ensured by approval of the required development
agreement.

g) The effect of the proposed subdivision on existing public streets and the need for new
streets or highways to serve the subdivision.

Staff Comment:  Conditions of approval have been provided by the Palomino Valley
General Improvement District to ensure mitigation of negative impacts upon surrounding
roadways.

h) Physical characteristics of the land such as floodplain, slope and soil.

Staff Comment:  The site is in a floodplain and elevation of building pads will be required.

i) The recommendations and comments of those entities reviewing the tentative parcel map
pursuant to NRS 278.330 and 278.348, inclusive.
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Staff Comment:  These provision of statute refer to the preparation and distribution of 
tentative maps. All recommended conditions of approval from reviewing agencies have 
been included in the recommended conditions of approval. 

j) The availability and accessibility of fire protection including, but not limited to, the
availability and accessibility of water and services for the prevention and containment of
fires including fires in wild lands.

Staff Comment:  The applications were provided to all interested agencies and no
recommendations for denial were received.

k) Community antenna television (CATV) conduit and pull wire.

Staff Comment: Appropriate easements are required to be included on the final map.

l) Recreation and trail easements.

Staff Comment: No reviewing agencies recommended conditions requiring trail easements.

2) Subdivision improvement considerations for second or subsequent parcel maps pursuant to
Section 110.606.30(d) and which are in addition to the criteria listed above.

Staff Comment:  Notice of the public hearing on this item will be sent in accordance with WCC
Section 110.606.30(d).

Recommendation 
Those agencies which reviewed the application, recommended conditions in support of approval of 
the tentative parcel map, or provided no comments.  Therefore, after a thorough analysis and 
review, Parcel Map Case Numbers WTPM17-0015, WTPM17-0017, WTPM17-0018, WTPM17-
0019 and WTPM17-0020 are being recommended for approval with conditions.  Staff offers the 
following motion for the Parcel Map Review Committee’s consideration. 

Review Criteria 
I move that, after giving reasoned consideration to the information contained within the staff report 
and the information received during the public meeting, that the Washoe County Parcel Map 
Review Committee approve Parcel Map Case Numbers WTPM17-0015, WTPM17-0017, 
WTPM17-0018, WTPM17-0019 and WTPM17-0020 for LW Land Company, LLC, subject to the 
conditions of approval included as Exhibit A with the staff report, and make the determination that 
the following criteria is or will be adequately provided for pursuant to Washoe County Code, 
Section 110.606.30: 

1) General improvement considerations for all parcel maps including, but not limited to:

a) Environmental and health laws and regulations concerning water and air pollution, the
disposal of solid waste, facilities to supply water, community or public sewage disposal and,
where applicable, individual systems for sewage disposal;

b) The availability of water which meets applicable health standards and is sufficient for the
reasonably foreseeable needs of the subdivision;

c) The availability and accessibility of utilities;

d) The availability and accessibility of public services such as schools, police and fire
protection, transportation, recreation and parks;

e) Conformity with the zoning ordinances and master plan;

f) General conformity with the governing body’s master plan of streets and highways;
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g) The effect of the proposed subdivision on existing public streets and the need for new
streets or highways to serve the subdivision;

h) Physical characteristics of the land such as floodplain, slope and soil;

i) The recommendations and comments of those entities reviewing the tentative parcel map
pursuant to NRS 278.330 and 278.348, inclusive;

j) The availability and accessibility of fire protection including, but not limited to, the
availability and accessibility of water and services for the prevention and containment of
fires including fires in wild lands;

k) Community antenna television (CATV) conduit and pull wire; and

l) Recreation and trail easements.

2) Subdivision improvement considerations for second or subsequent parcel maps pursuant to
Washoe County Code, Section 110.606.30(d) and which are in addition to the criteria listed
above.

Appeal Process 
Parcel Map Review Committee action will be effective 10 calendar days after the written decision is 
filed with the Secretary to the Parcel Map Review Committee, 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 Board of County Commissioners.  Any appeal must be filed in writing within 
10 calendar days after the written decision is filed with and signed by the Secretary of the Parcel 
Map Review Committee and mailed to the applicant. 

Applicant: LW Land Company, LLC 
Attn:  Brian Murphy 
695 Mile Circle 
Reno, NV 89511 

Representatives: TEC Engineering 
Attn:  Jason Gilles 
9437 Double Diamond Parkway 
Reno, NV  89521 
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Conditions of Approval 
Tentative Parcel Map Case Numbers WTPM17-0015, WTPM17-0017, 
WTPM17-0018, WTPM17-0019 and WTPM17-0020 

The tentative parcel map approved under Parcel Map Case Numbers WTPM17-0015, 
WTPM17-0017, WTPM17-0018, WTPM17-0019 and WTPM17-0020 shall be carried out in 
accordance with the Conditions of Approval granted by the Washoe County Parcel Map Review 
Committee on November 9, 2017. Conditions of Approval are requirements placed on a permit 
or development by each reviewing agency.  These Conditions of Approval may require submittal 
of documents, applications, fees, inspections, amendments to plans, and more.  These 
conditions do not relieve the applicant of the obligation to obtain any other approvals and 
licenses from relevant authorities required under any other act or to abide by all other generally 
applicable Codes, and neither these conditions nor the approval by the County of this 
project/use override or negate any other applicable restrictions on uses or development on the 
property. 

Unless otherwise specified, all conditions related to the approval of this tentative parcel map 
shall be met or financial assurance must be provided to satisfy the conditions of approval prior 
to the recordation of a final parcel map.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Building Division.  

When conditions required by different agencies address the same topic, the more stringent 
standards shall be required. 

Compliance with the conditions of approval related to this tentative parcel map is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest.  Failure to comply with any of the 
conditions imposed in the approval of the tentative parcel map may result in the institution of 
revocation procedures.   

Washoe County reserves the right to review and revise the Conditions of Approval related to 
this tentative parcel map should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval.   

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   

Conditions of Approval are usually complied with at different stages of the proposed project. 
Those stages are typically: 

• Prior to recordation of a final map.

• Prior to obtaining a final inspection and/or a certificate of occupancy.

• Prior to the issuance of a business license or other permits/licenses.

• Some “Conditions of Approval” are referred to as “Operational Conditions.”  These
conditions must be continually complied with for the life of the project.
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The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, has jurisdiction over all public health matters in the Health District.
Any conditions set by the Health District must be appealed to the District
Board of Health.

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and
governed by its own Board.  Conditions recommended by the RTC may be
required, at the discretion of Washoe County.

STANDARD CONSIDERATIONS FOR SUBDIVISIONS 
Nevada Revised Statutes 278.349 

Pursuant to NRS 278.349, when contemplating action on a tentative subdivision map, the 
governing body, or the planning commission if it is authorized to take final action on a tentative 
map, shall consider: 

(a) Environmental and health laws and regulations concerning water and air pollution, the
disposal of solid waste, facilities to supply water, community or public sewage disposal
and, where applicable, individual systems for sewage disposal;

(b) The availability of water which meets applicable health standards and is sufficient for the
reasonably foreseeable needs of the subdivision;

(c) The availability and accessibility of utilities;

(d) The availability and accessibility of public services such as schools, police and fire
protection, transportation, recreation and parks;

(e) Conformity with the zoning ordinances and master plan, except that if any existing
zoning ordinance is inconsistent with the master plan, the zoning ordinance takes
precedence;

(f) General conformity with the governing body’s master plan of streets and highways;

(g) The effect of the proposed subdivision on existing public streets and the need for new
streets and highways to serve the subdivision;

(h) Physical characteristics of the land such as floodplain, slope and soil;

(i) The recommendations and comments of those entities reviewing the tentative map
pursuant to NRS 278.330 and 278.335; and

(j) The availability and accessibility of fire protection, including, but not limited to, the
availability and accessibility of water and services for the prevention and containment of
fires, including fires in wild lands.

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY. 

Washoe County Planning and Building Division 
a. The following conditions are requirements of the Planning and Building Division, which shall

be responsible for determining compliance with these conditions.
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Contact:  Roger Pelham, Senior Planner, 775.328.3622, rpelham@washoecounty.us 
a. The final maps shall be in substantial compliance with all plans and documents

submitted as part of this tentative parcel map application, and with any amendments
imposed by the Parcel Map Review Committee.  All documentation necessary to satisfy
the conditions noted below shall accompany the final maps when submitted to the
County Engineer and the Planning and Building Division.

b. The applicant shall comply with all the conditions of approval and shall submit all final
maps for signature by the Director of the Planning and Building Division within 22
months from the date of approval by the Parcel Map Review Committee.  Each agency
responsible for imposing conditions may determine whether its conditions must be fully
completed or whether the applicant shall be offered the option of providing financial
assurances as a means of assuring compliance.

c. The final maps shall contain the following jurat:

DIRECTOR OF PLANNING AND BUILDING CERTIFICATE 

THE FINAL PARCEL MAP CASE NO. WTPM {insert correct case number} 
MEETS ALL APPLICABLE STATUTES, ORDINANCES AND CODE 
PROVISIONS; IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE 
MAP AND ITS CONDITIONS, WHICH ARE INCORPORATED HEREIN BY 
THIS REFERENCE, AND THOSE CONDITIONS HAVE BEEN SATISFIED 
FOR RECORDATION OF THIS MAP. THE OFFER(S) OF DEDICATION IS 
(ARE) REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN 
ACCORDANCE WITH NEVADA REVISED STATUTES CHAPTER 278. 

THIS FINAL MAP IS APPROVED AND ACCEPTED THIS ______ DAY OF 
_______________, 20_______, BY THE DIRECTOR OF THE PLANNING AND 
BUILDING DIVISION OF WASHOE COUNTY, NEVADA, IN ACCORDANCE 
WITH NEVADA REVISED STATUTES 278.471 THROUGH 278.4725.   

_____________________________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR, PLANNING AND BUILDING DIVISION 

d. Any regulations, procedures, and conditions adopted by the Washoe County Health
District must be met prior to recordation of a final map. Prior to the recordation of any
final map the applicant shall provide documentation from the Health District to the
Planning and Building Division that all requirements have been met.

e. Any regulations, procedures, and conditions adopted by the Truckee Meadows Fire
Protection District must be met prior to recordation of a final map. Prior to the
recordation of any final map the applicant shall provide documentation from the Fire
District to the Planning and Building Division that all requirements have been met.

f. The application indicates that the proposed improvements will not exceed the major
grading thresholds that require a special use permit.  If the final construction drawings
for the map include grading that exceeds the Major Grading Permit Thresholds listed in
Article 438 Grading Standards, the applicant shall apply for a special use permit for
grading; and if approved, may be delayed up to three months processing time.  In
addition, all related standards within the Washoe County Development Code shall be
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met on the construction drawings.  Compliance shall be determined by the Planning and 
Building Division.   

g. The approval for this tentative parcel map does not include improvements for driveways
to building pads.  Grading for access to building pads, if they exceed the criteria stated in
the previous condition, shall require a special use permit.  Compliance shall be
determined by the Planning and Building Division.

h. The developer shall be required to participate in any applicable General Improvement
District or Special Assessment District formed by Washoe County.

i. A note shall be placed on all grading plans and construction drawings stating:

NOTE 

Should any prehistoric or historic remains/artifacts be discovered 
during site development, work shall temporarily be halted at the 
specific site and the State Historic Preservation Office of the 
Department of Museums, Library and Arts shall be notified to 
record and photograph the site.  The period of temporary delay 
shall be limited to a maximum of two (2) working days from the 
date of notification. 

j. The developer and all successors shall direct any potential purchaser of the site to meet
with the Planning and Building Division to review conditions of approval prior to the final
sale of the site.  Any subsequent purchasers of the site shall notify the Planning and
Building Division of the name, address, telephone number and contact person of the
new purchaser within thirty (30) days of the final sale.

k. Failure to comply with all conditions of approval shall render this approval null and void.

l. Where the project is adjacent to undeveloped land, the developer shall maintain a fire
fuel break of a minimum 30 feet in width until such time as the adjacent land is
developed.

m. Locating habitable structures on potentially active (Holocene) fault lines, whether noted
on the recorded map or disclosed during site preparation, is prohibited.

n. Prior to recordation of any final map the applicant shall provide a plan for mandatory
solid waste collection from each lot created.

o. The applicant shall include, in the Conditions, Covenants and Restrictions (CC&Rs)
specifications for Fence material (if any), height, and location limitations, and re-fencing
standards.  Replacement fence must be compatible in materials, finish and location of
existing fence.

p. In accordance with the Warm Springs Specific Plan (WSSP) [part of Volume 3 of the
Washoe County Master Plan], prior to recordation of any final map, the applicant shall
comply with, and shall submit appropriate documentation to the Planning and Building
Division demonstrating compliance with, the following:

i. Demonstrate that elevated building pads will be constructed on all parcels within
the floodplain (WSSP, page7).

ii. Consult with the State Archaeological and Historical Society (WSSP.1.4, page 10)

iii. Ensure that landscaping and revegetation are an integral part of the project design
and conform to the water budget. (WSSP.2.1, page 12)
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iv. Utilize existing certificated and permitted agricultural and stockwater groundwater
rights issues as of July 31, 1990 in a proportional amount to serve proposed
residential development (WSSP.3.5 A, page 12) and provide water use
calculations that conform to the water budget (WSSP, page 41).

v. Dedicate water rights to Washoe County consistent with the Warm Springs Area
Plan Water Budget. (WSSP.3.5 D & E, page 12 &13)

vi. Ensure that new development designs, building material, colors, finishes and total
site development blend with the surrounding rural character of the Warm Springs
SP (WSSP.5.2, page 26)

vii. Prohibit off premise signs (WSSP.5.10, page 28)

viii. Shall obtain approval of a Development Agreement in accordance with WSSP.8.1.
and WSSP Appendix G.

ix. Include the requirement that each residential lot install an irrigation system with
automatic controller and backflow prevention device to meet County and State
health Codes. (WSSP, Page A-xv)

x. Include the requirement that each homeowner or builder be required to submit
landscape and irrigation plans for approval as part of the building permit application
process. (WSSP, Page A-xv)

State of Nevada Division of Water Resources 
2. The following conditions are requirements of the State of Nevada Division of Water

Resources, which shall be responsible for determining compliance with these conditions.
Contact:  Steve Shell, 775.684.2800
a. A Will-Serve Letter from Palomino Valley General Improvement District and a mylar map

of the proposed project must be presented to the State Engineer for approval and signed
through his office prior to development should Palomino Valley General Improvement
District choose to serve the project.

Washoe County Community Services Department (CSD) Water Management Planner 
Coordinator 
3. The following conditions are requirements of the Washoe County Community Services

Department (CSD) Water Management Planner Coordinator, who shall be responsible for
determining compliance with these conditions.
Contact:  Vahid Behemaram, 775.328.3699, vbehemaram@washoecounty.us

a. The subject parcel is not near any municipal, quasi-municipal or private water delivery
infrastructure; therefore, resulting parcels will rely on Individual Domestic wells as their
source of domestic water supply.

b. Washoe County code requires that the applicant for a parcel map with parcels served by
an individual domestic well, to bring forth an approved and recorded “Affidavit of
Relinquishment for Domestic Wells” by the Nevada State Engineer’s office.  The
applicant shall complete the relinquishment process with the State Engineer’s office and
record the approved form with the County Recorder’s office and submit a recorded copy
to Washoe County as a pre-requisite to approval of their parcel map.

c. Washoe County retains the authority to impose its own review and reject water rights
which do not comply with Washoe County code and area plans. Therefore, a preview of
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water rights intended to support the project (prior to relinquishment process) will be 
helpful for both the applicant and Washoe County staff.  

d. The ground water rights subject to relinquishment MAY NOT be supplemental ground
water which supplement primary surface water rights.

e. The amount of water rights necessary in Warm Springs is 2.50 acre-feet of ground water
rights per newly created parcel. The original parcel is deemed exempt from the
relinquishment process. In the way of an example, if one parcel is subdivided into a total
of 4, there are 3 newly created parcels and one existing or remains thereof.

f. These proposed maps will require the relinquishment of 35.00 acre-feet in total, since
the process begins with 1 existing parcels and ends with a total of 15 parcels of which 14
are newly created parcels @ 2.50 acre-feet per parcel will = 35.00 acre-feet in total.

g. The water rights must be in good standing with the State of Nevada, with current title.
The water rights must be from the same hydrographic basin as the lands subject to the
parcel map and comply with the appropriate area plan.

Palomino Valley General Improvement District 
4. The following conditions are requirements of the Palomino Valley General Improvement

District (PVGID) which shall be responsible for determining compliance with these
conditions.
Contact:  Cathy Glatthar, 775.842.6382, palvalgid@gmail.com
a. Development of the new parcels created by these parcel maps will result in construction

traffic on existing surfaced roads maintained by the PVGID.  Existing surfacing consists
of thin Cape Seals that are not designed to withstand heavy truck traffic.  Prior to any
construction on these lots, the developer shall meet with the PVGID to designate haul
routes that truck traffic will be restricted to.  Prior to construction, the PVGID will conduct
a condition survey of the haul routes.  Following house construction, the haul routes will
be re-surveyed, possibly on an annual basis for the duration of development.  The
developer will be responsible for related damage to the roads, and will reimburse the
PVGID accordingly prior to the issuance of any Certificates of Occupancy by Washoe
County.

b. Any improvements to existing roads maintained by the PVGID shall be performed by the
developer to the standards of the PVGID.

c. Grass Valley Road will require extension northward from its present terminus to serve
Parcels A-1, A-2 and A-3 and the private access road for the rest of the parcels.  The
road extension shall consist of two travel lanes, at a total width of 20 feet, flanked by one
foot wide shoulders and roadside v-ditches a minimum of 12 inches deep on each side
of the road.  The roadway shall be constructed with either a four percent crown or a four
percent cross slope.

d. The new Grass Valley Road extension has not been accepted for maintenance by the
PVGID and will therefore require private maintenance.

e. Future driveway entrances shall not allow drainage onto Grass Valley Road.  Driveway
culverts or drainage swales matching and perpetuating the flows of the roadside v-
ditches along Grass Valley Road shall be installed and maintained by the property
owner.
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Washoe County Engineering and Capital Projects Division 
5. The following conditions are requirements of the Engineering and Capital Projects Division,

which shall be responsible for determining compliance with these conditions.
Contact:  Walter West, P.E. 775.328.2310, wwest@washoecounty.us

GENERAL CONDITIONS 

a. Final parcel maps and final construction drawings shall comply with all applicable
statutes, ordinances, rules, regulations, and policies in effect at the time of submittal of
the tentative map or, if requested by the developer and approved by the applicable
agency, those in effect at the time of approval of the final map.

b. Prior to acceptance of public improvements and release of any financial assurances, the
developer shall furnish to the Engineering and Capital Projects Division  a complete set
of reproducible as-built construction drawings prepared by a civil engineer registered in
the State of Nevada.

c. The developer shall be required to participate in any applicable General Improvement
District or Special Assessment District formed by Washoe County. The applicable
County Department shall be responsible for determining compliance with this condition.

d. The developer shall provide written approval from the U.S. Postal Service concerning
the installation and type of mail delivery facilities. The system, other than individual
mailboxes, must be shown on the project construction plans and installed as part of the
onsite improvements.

e. A complete set of construction improvement drawings, including an onsite grading plan,
shall be submitted to the County Engineer for approval prior to finalization of any portion
of the tentative parcel maps. Grading shall comply with best management practices
(BMP’s) and shall include detailed plans for grading and drainage on each lot, erosion
control (including BMP locations and installation details), slope stabilization and
mosquito abatement. Placement or disposal of any excavated material shall be indicated
on the grading plan.

f. Any existing easements or utilities that conflict with the development shall be relocated,
quitclaimed, and/or abandoned, as appropriate. The County Engineer shall determine
compliance with this condition.

g. Any easement documents recorded for the project shall include an exhibit map that
shows the location and limits of the easement in relationship to the project.

h. Add a note on the map stating: No Habitable structures shall be located on a fault that
was active during the Holocene Epoch of geological time.

i. A Homeowners Association shall be formed to perpetually fund and maintain the private
streets and drainage system constructed with this project.

j. The conditions, covenants and restrictions (CC&Rs) shall prominently note to the
satisfaction of the District Attorney’s Office and the County Engineer that Washoe
County will not assume responsibility for maintenance of the development’s private
street system or accept the streets for dedication to Washoe County unless the streets
meet those Washoe County standards in effect at the time of the offer of dedication.

k. Comply with the conditions of the Washoe County technical check for this map.
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DRAINAGE CONDITIONS (WCC Articles 110.416 & 110.420) 

l. Prior to finalization of any portion of the tentative parcel maps, a final, detailed
hydrology/hydraulic report shall be submitted to the County Engineer. All storm drainage
improvements necessary to serve the project shall be designed and constructed to
County standards and specifications and/or financial assurances in an appropriate form
and amount shall be provided.

m. The 100-year floodplain boundaries and flood elevations shall appear on the final parcel
map. If the floodplain boundary has been conditionally changed by a Federal Emergency
Management Agency (FEMA) Conditional Letter of Map Amendment or Conditional
Letter of Map Revision, the date of that letter and a note to that effect shall appear on
the final map.

n. Standard reinforced concrete headwalls or other approved alternatives shall be placed
on the inlet and outlet of all drainage structures, and grouted rock riprap shall be used to
prevent erosion at the inlets and outlets of all culverts to the satisfaction of the
Engineering Division.

o. The developer shall provide pretreatment for petrochemicals and silt for all storm
drainage leaving the site to the satisfaction of the Engineering Division.

p. The Truckee Meadows Regional Stormwater Quality Management Program
Construction Permit Submittal Checklist and Inspection Fee shall be submitted with each
final map or series of final parcel maps if maps are recorded simultaneously.

q. A note on the final map shall indicate that all drainage facilities not maintained by
Washoe County shall be privately maintained and perpetually funded by a homeowners
association. The maintenance and funding of these drainage facilities shall also be
addressed in the CC&Rs to the satisfaction of the District Attorney's Office.

r. The maximum permissible flow velocity (that which does not cause scour) shall be
determined for all proposed channels and open ditches. The determination shall be
based on a geotechnical analysis of the channel soil, proposed channel lining and
channel cross section, and it shall be in accordance with acceptable engineering
publications/calculations. Appropriate linings shall be provided for all proposed channels
and open ditches such that the 100-year flows do not exceed the maximum permissible
flow velocity.

s. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As an
alternative to riprap, an engineered solution (geofabric, etc.) may be acceptable.

t. Maintenance access and drainage easements shall be provided for all existing and
proposed drainage facilities.

u. The hydrology report shall include sizing the driveway culverts such that they will pass
the onsite 100-year flow. The driveway culvert sizes shall be identified on the
improvement plans for each phase.

v. Drainage easements shall be provided for all storm runoff that crosses more than one
lot.

w. Prior to final map approval, offsite drainage easements shall be acquired allowing for the
change in point and manner of discharge.

x. Place a note on the map stating that the natural drainage shall not be impeded.

y. Any structures within a FEMA flood zone must comply with Washoe County Code Article
416.
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TRAFFIC AND ROADWAY (WCC Article 110.436) 

z. All roadway improvements necessary to serve the project shall be designed and
constructed to County standards and specifications and/or financial assurances in an
appropriate form and amount shall be provided.

aa. Street names shall be reviewed and approved by the Regional Street Naming 
Coordinator. 

bb. Proposed landscaping and/or fencing along street rights-of-way and within median 
islands shall be designed to meet American Association of State Highway and 
Transportation Officials (AASHTO) sight distances and safety guidelines. No tree shall 
overhang the curb line of any public street. 

cc. All roadway improvements necessary to serve the project shall be designed and
constructed to County standards and specifications and/or financial assurances in an
appropriate form and amount shall be provided.  All project roadways shall be
constructed with asphaltic paving.

dd. The roadway design shall comply with AASHTO Guidelines for traversable slopes and
minimum clear zones.  Roadway easement widths shall accommodate all roadway and
v-ditch improvements.

ee. Adequate snow storage easements shall be identified on the final plat. 

ff. If the Engineering and Capital Projects Division does not inspect the subdivision 
improvements, prior to release of any financial assurances for the private improvements, 
the development shall provide the Engineering and Capital Projects Division with a letter 
prepared by a civil engineer licensed in the State of Nevada, certifying that the private 
improvements have been constructed in accordance with the approved plans.  

gg. Grass Valley Road from Whiskey Springs Road to the adjacent proposed parcels shall 
be improved to Washoe County standards with asphalt paving. 

hh. A secondary, emergency access easement and roadway shall be provided to provide 
two points of ingress and egress within 1,500’ of any parcel 

Washoe County Health District 
6. The following conditions are requirements of Washoe County Health District (WCHD)

Environment Health Services, which shall be responsible for determining compliance with
these conditions.
Contact:  James English, 775.328.2610, jenglish@washoecounty.us
a. The parcel maps shall meet all requirements for a second or subsequent parcel maps

after the initial map with all parcels a minimum of 5 acres.

b. Parcel Map Case Number WTPM17-0015 is required to be recorded prior to the
recordation of the other proposed parcel maps in order to comply with section 040.030 of
the District Board of Health Regulations Governing Sewage, Wastewater and Sanitation.

c. All proposed parcels are required to have a test trench evaluation by WCHD and will
require permitting. Please contact David Kelly, Senior REHS with the Land Development
program for required test trench fees and map submittal requirements.

*** End of Conditions *** 
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Conditions of Approval for: 

WTMP17-0015 
WTMP17-0017 
WTMP17-0018 
WTMP17-0019 
WTMP17-0020 

The proposed project being a series of 5 parcel maps creating 15 lots shall be subject to the following 
conditions of approval: 

GENERAL CONDITIONS 

1. Final parcel maps and final construction drawings shall comply with all applicable statutes,
ordinances, rules, regulations, and policies in effect at the time of submittal of the tentative
map or, if requested by the developer and approved by the applicable agency, those in effect
at the time of approval of the final map.

2. Prior to acceptance of public improvements and release of any financial assurances, the
developer shall furnish to the Engineering and Capital Projects Division  a complete set of
reproducible as-built construction drawings prepared by a civil engineer registered in the State
of Nevada.

3. The developer shall be required to participate in any applicable General Improvement District
or Special Assessment District formed by Washoe County. The applicable County Department
shall be responsible for determining compliance with this condition.

4. The developer shall provide written approval from the U.S. Postal Service concerning the
installation and type of mail delivery facilities. The system, other than individual mailboxes,
must be shown on the project construction plans and installed as part of the onsite
improvements.

5. A complete set of construction improvement drawings, including an onsite grading plan, shall
be submitted to the County Engineer for approval prior to finalization of any portion of the
tentative parcel maps. Grading shall comply with best management practices (BMP’s) and shall
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include detailed plans for grading and drainage on each lot, erosion control (including BMP 
locations and installation details), slope stabilization and mosquito abatement. Placement or 
disposal of any excavated material shall be indicated on the grading plan. 

6. Any existing easements or utilities that conflict with the development shall be relocated,
quitclaimed, and/or abandoned, as appropriate. The County Engineer shall determine
compliance with this condition.

7. Any easement documents recorded for the project shall include an exhibit map that shows the
location and limits of the easement in relationship to the project.

8. Add a note on the map stating: No Habitable structures shall be located on a fault that was
active during the Holocene Epoch of geological time.

9. A Homeowners Association shall be formed to perpetually fund and maintain the private
streets and drainage system constructed with this project.

10. The conditions, covenants and restrictions (CC&Rs) shall prominently note to the satisfaction
of the District Attorney’s Office and the County Engineer that Washoe County will not assume
responsibility for maintenance of the development’s private street system or accept the
streets for dedication to Washoe County unless the streets meet those Washoe County
standards in effect at the time of the offer of dedication.

11. Comply with the conditions of the Washoe County technical check for this map.

DRAINAGE CONDITIONS (County Code 110.416 & 110.420) 

1. Prior to finalization of any portion of the tentative parcel maps, a final, detailed
hydrology/hydraulic report shall be submitted to the County Engineer. All storm drainage
improvements necessary to serve the project shall be designed and constructed to County
standards and specifications and/or financial assurances in an appropriate form and amount
shall be provided.

2. The 100-year floodplain boundaries and flood elevations shall appear on the final parcel map.
If the floodplain boundary has been conditionally changed by a Federal Emergency
Management Agency (FEMA) Conditional Letter of Map Amendment or Conditional Letter of
Map Revision, the date of that letter and a note to that effect shall appear on the final map

3. Standard reinforced concrete headwalls or other approved alternatives shall be placed on the
inlet and outlet of all drainage structures, and grouted rock riprap shall be used to prevent
erosion at the inlets and outlets of all culverts to the satisfaction of the Engineering Division.

4. The developer shall provide pretreatment for petrochemicals and silt for all storm drainage
leaving the site to the satisfaction of the Engineering Division.

5. The Truckee Meadows Regional Stormwater Quality Management Program Construction
Permit Submittal Checklist and Inspection Fee shall be submitted with each final map or series
of final parcel maps if maps are recorded simultaneously.

6. A note on the final map shall indicate that all drainage facilities not maintained by Washoe
County shall be privately maintained and perpetually funded by a homeowners association.
The maintenance and funding of these drainage facilities shall also be addressed in the CC&Rs
to the satisfaction of the District Attorney's Office.

7. The maximum permissible flow velocity (that which does not cause scour) shall be determined
for all proposed channels and open ditches. The determination shall be based on a
geotechnical analysis of the channel soil, proposed channel lining and channel cross section,
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and it shall be in accordance with acceptable engineering publications/calculations. 
Appropriate linings shall be provided for all proposed channels and open ditches such that the 
100-year flows do not exceed the maximum permissible flow velocity.

8. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As an alternative
to riprap, an engineered solution (geofabric, etc.) may be acceptable.

9. Maintenance access and drainage easements shall be provided for all existing and proposed
drainage facilities.

10. The hydrology report shall include sizing the driveway culverts such that they will pass the
onsite 100-year flow. The driveway culvert sizes shall be identified on the improvement plans
for each phase.

11. Drainage easements shall be provided for all storm runoff that crosses more than one lot.
12. Prior to final map approval, offsite drainage easements shall be acquired allowing for the

change in point and manner of discharge.
13. Place a note on the map stating that the natural drainage shall not be impeded.
14. Any structures within a FEMA flood zone must comply with Washoe County Code Article 416.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 

1. All roadway improvements necessary to serve the project shall be designed and constructed to
County standards and specifications and/or financial assurances in an appropriate form and
amount shall be provided.

2. Street names shall be reviewed and approved by the Regional Street Naming Coordinator.
3. Proposed landscaping and/or fencing along street rights-of-way and within median islands

shall be designed to meet American Association of State Highway and Transportation Officials
(AASHTO) sight distances and safety guidelines. No tree shall overhang the curb line of any
public street.

4. All roadway improvements necessary to serve the project shall be designed and constructed to
County standards and specifications and/or financial assurances in an appropriate form and
amount shall be provided.  All project roadways shall be constructed with asphaltic paving.

5. The roadway design shall comply with AASHTO Guidelines for traversable slopes and minimum
clear zones.  Roadway easement widths shall accommodate all roadway and v-ditch
improvements.

6. Adequate snow storage easements shall be identified on the final plat.
7. If the Engineering and Capital Projects Division does not inspect the subdivision improvements,

prior to release of any financial assurances for the private improvements, the development
shall provide the Engineering and Capital Projects Division with a letter prepared by a civil
engineer licensed in the State of Nevada, certifying that the private improvements have been
constructed in accordance with the approved plans.

8. Grass Valley Road from Whiskey Springs Road to the adjacent proposed parcels shall be
improved to Washoe County standards with asphalt paving.

9. A secondary, emergency access easement and roadway shall be provided to provide two
points of ingress and egress within 1,500’ of any parcel.
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