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Description 

Tentative Subdivision Map Case Number WTM16-003 (Bailey Creek Estates) – Hearing, 
discussion, and possible action to approve a 56-lot single-family residential subdivision on two 
parcels totaling ±28.76 acres. Residential lots will range in size from 14,520 sq. ft. (±0.33-acres) 
to 21,780 sq. ft. (±0.81-acres) with lot sizes averaging 17,869 sq. ft. (±0.41-acres). The 
subdivision includes approximately ±0.75-acres of common area for drainage facilities. 

• Applicant: Silver Crest Homes, Attn: Rich Balestreri, 16500 Wedge 
Parkway, Bldg. A, Suite 200, Reno, NV 89511 

• Property Owner: Charles Maddox, P.O. Box 70577, Reno, NV 89570 
• Location: Immediately south of the intersection of Geiger Grade Road 

and Shadow Hills Drive 
• Assessor’s Parcel Numbers: 017-520-03 and 017-480-02
• Parcel Sizes: 23.63-acres and 5.125-acres 
• Area Plan: Southeast Truckee Meadows (SETM) 
• Master Plan Categories: Suburban Residential and Rural 
• Regulatory Zones: Medium Density Suburban (2 dwelling units per acre in 

SETM) and General Rural (1 dwelling unit per 40 acres) 
• Citizen Advisory Board: South Truckee Meadows/Washoe Valley 
• Development Code: Article 608, Tentative Subdivision Maps and  

Article 408, Common Open Space Development 
• Commission District: 2 – Commissioner Lucey 
• Section/Township/Range: Sections 27 and 34, T18N, R20E, MDM, Washoe County, NV 
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Tentative Subdivision Map Process 
 
The purpose of a Tentative Subdivision Map is: 

• To allow the creation of saleable lots; 

• To implement the Washoe County Master Plan, including the Area Plans; 

• To establish reasonable standards of design and reasonable procedures for 
subdivision and re-subdivision in order to further the orderly layout and use of land 
and insure proper legal descriptions and monumenting of subdivided land; and;  

• To safeguard the public health, safety and general welfare by establishing minimum 
standards of design and development for any subdivision platted in the 
unincorporated area of Washoe County.  

If the Planning Commission grants approval of the Tentative Subdivision Map, that approval is 
subject to Conditions of Approval. Conditions of Approval are requirements that need to be 
completed during 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 on a structure. 

• 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. 

The Conditions of Approval for Tentative Subdivision Map Case Number WTM16-003 are 
attached to this staff report and will be included with the Action Order if the Planning 
Commission approves the application.   
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Project Evaluation 
 
The applicants are proposing to develop a 56-lot single-family residential subdivision on two 
parcels totaling ±28.76 acres. The property has a regulatory zone of Medium Density Suburban 
(MDS), with a small portion of the property zoned General Rural (GR). In the Southeast Truckee 
Meadows Area Plan, MDS properties are limited to two dwelling units per acre, and the 
proposed subdivision maximizes its density with 56 residential lots. These residential lots will 
range in size from 14,520 sq. ft. (±0.33-acres) to 21,780 sq. ft. (±0.81-acres) with lot sizes 
averaging 17,869 sq. ft. (±0.41-acres). The subdivision also includes five smaller parcels that 
together total approximately ±0.75-acres of common area for drainage facilities. 

The Southeast Truckee Meadows Area Plan identifies the subject site as being located within 
the Suburban Character Management Plan and Toll Road Character Management Area. As 
identified later in this report, the project is in compliance with the policies for these two areas. 

Compatibility 

This infill subdivision is situated between other residential developments sharing the same 
Medium Density Suburban regulatory zone. 

 West: To the west of the property, across Bailey Canyon Creek, is the Cottonwood Creek 
Estates subdivision – a common open space development with the nearest lots ranging from 
approximately 1/4-acre to 1/3-acre in size. The Cottonwood Creek Estates subdivision’s 
common open space separates it from the proposed Bailey Creek Estates project. 

 North: Across Geiger Grade to the north are the Shadow Hills and Sagewood Estates 
subdivisions, which also share the MDS regulatory zone. Many of these lots are 
approximately 1/2-acre in size. 

 East: To the east of the subject site are additional properties sharing the MDS regulatory 
zone, with the exception that they are also within a Trailer Overlay zone. These properties 
range in size from ±1/2-acre to ±3.75 acres and are individually developed residential 
properties. To the northeast is an area of several parcels with the General Commercial 
regulatory zone. The commercially zoned property abutting the northeast corner of the 
project site is currently undeveloped. 

 South: To the south is the Comstock Estates subdivision, which contains additional MDS 
properties approximately 1/3 acre in size. 

The Southeast Truckee Meadows Area Plan contains several policies requiring proposed 
development to minimize potential impacts to neighboring properties. These policies, and 
associated conditions of approval, are discussed beginning on page 9 of this staff report. 
Additionally, construction hours will be limited to 7 a.m. to 7 p.m., Monday through Saturday.  
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Photo: The project site (outlined in blue) is largely surrounded by other residential developments. 

Washoe County Schools  

The Washoe County School District (WCSD) anticipates the project to generate 14 new 
elementary school students, 3 middle school students and 7 high school students. The property 
is currently zoned for Brown Elementary School, Depoali Middle School and Damonte Ranch 
High School. WCSD has indicated that Brown Elementary School is operating at 137 percent of 
base capacity, Depoali Middle School at 94 percent of base capacity and Damonte Ranch High 
School at 108 percent of base capacity. Brown Elementary is scheduled to convert to a multi-
track, year-round calendar for the 2017-18 school year. WCSD has stated that students from 
this development may be assigned to the closest schools with available capacity.  
 
Traffic  

The primary access to the project site is off of Geiger Grade, immediately opposite of Shadow 
Hills Drive. Gated emergency vehicle access will be provided off Moon Lane, which connects to 
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Kivett Lane. The project is anticipated to create 533 average daily trips, with 42 AM peak hour 
trips and 56 PM peak hour trips. The subdivision is below the threshold requiring a traffic impact 
report; however, the applicant did supply one as a courtesy to Washoe County for review. It is 
attached as Exhibit F. 

The Washoe County Engineering and Capital Projects Division has provided several proposed 
standard conditions of approval related to traffic for the proposed development. These are 
included within Exhibit A. A deceleration lane will also be required along Geiger Grade to the 
entrance of the subdivision. 

Grading and Drainage 

The subject site is vacant and without significant topographic features. It is relatively level and 
slopes gently down from east to west. The Southeast Truckee Meadows Area Plan’s 
Development Suitability Map identifies the property as being “most suitable” for development. 

Currently, the parcels are largely undisturbed and contain significant native vegetation. The 
anticipated grading necessary to support the project involves the disturbance of approximately 
29 acres, including the cut and fill of approximately 50,000 cubic yards of material to be 
balanced on site. The maximum allowable steepness for cut and fill within the development are 
3:1 slopes. 

Bailey Canyon Creek is located on adjacent property to the west of the project area. The 
northern parcel is largely FEMA Flood Zone X, with the southern parcel largely identified as 
Shaded X. Five common areas within the project boundaries are proposed for drainage and on-
site detention. A preliminary drainage report was provided with the application and reviewed by 
the Engineering and Capital Projects Division. That division has provided several proposed 
conditions of approval related to drainage and stormwater discharge. The final design of the 
drainage system will need to ensure that the development has mitigated any increase in runoff, 
and that all storm drainage improvements are designed and constructed to Washoe County 
standards.  

The continuing maintenance of common areas will be required to be addressed in the CC&Rs 
and funded in perpetuity through the homeowners’ association. 

Fire Protection 

Fire protection services will be provided by the Truckee Meadows Fire Protection District 
(TMFPD). TMFPD has provided proposed conditions of approval related to overall development, 
open space and drainage area maintenance, access and turn-around widths. All development 
on the property will be required to comply with Washoe County Code Chapter 60. 

Water and Sewer 

The project is located within the Truckee Meadows Water Authority (TMWA) retail water service 
area, and TMWA will be the water service provider. An Acknowledgment of Water Service letter 
was provided to the applicant from TMWA and was included with the application. TMWA’s 
provision of water will be contingent on the applicant satisfying a number of proposed 
conditions, including those identified in Exhibit A. 

The State of Nevada’s Division of Water Resources also reviewed the project and indicated that 
municipal water service is subject to TMWA requirements and approval by the Office of the 
State Engineer regarding water quantity and availability.  
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Sewer service will be provided by Washoe County and treatment will be at the South Truckee 
Meadows Water Reclamation Facility. 
 
Relevant Southeast Truckee Meadows Area Plan Policies 
 
SETM.2.2  The installation of new streetlights will be minimized and if approved will be for 

safety reasons. Any lighting proposed must show how it is consistent with current 
best practice “dark-sky” standards. Lights shall be shielded to prevent light spillage 
onto adjacent properties or streets. 

Staff comment: A proposed condition of approval to this effect has been included 
with Exhibit A. Lighting will also be reviewed by the Design Review Committee, if 
this project is approved. 

SETM.2.3  Site development plans for new subdivisions, commercial and public facilities in the 
Southeast Truckee Meadows planning area must submit and follow a plan for the 
control of noxious weeds. The plan should be developed through consultation with 
the Washoe County District Health Department, the University of Nevada 
Cooperative Extension, and/or the Washoe Story Conservation District. 

Staff comment: A proposed condition of approval to this effect has been included with 
Exhibit A. 

SETM.2.4  Applicants required to present their development proposal items to the Citizen 
Advisory Board must submit a statement to staff, not later than one week, following 
the meeting date, explaining how the final proposal responds to the community 
input received from the Citizen Advisory Board. 

Staff comment: The South Truckee Meadows/Washoe Valley Citizen Advisory 
Board meeting will be held after this staff report is completed. However, the 
applicant’s statement will be provided to the Planning Commission prior to the 
February 7, 2017 hearing for this item. 

SETM.2.5  During review of tentative maps and other development proposals, the Planning 
Commission will review the adequacy of the minimum standards established under 
Goals 2, 3, 4, and 5; and upon a finding that a standard is inadequate to implement 
these goals, may impose other similar standards as necessary to implement the 
relevant goal. 

Staff comment: As discussed in this report, the proposed project meets (or there are 
proposed conditions for it to meet) the policies and goals of the Southeast Truckee 
Meadows Area Plan, including Goal 2. Goals 3, 4 and 5 are not applicable to the 
project site, as they provide guidance for other areas of the Southeast Truckee 
Meadows. 

SETM.2.7  Dwellings in new subdivisions adjacent to existing residential development must 
match the adjacent building type (single story/multi-story). Development is 
considered adjacent if not separated by a road or a 30 foot or wider landscaped 
buffer area. 

Staff comment: A proposed condition of approval to this effect has been included with 
Exhibit A. 
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SETM.2.8  New subdivision homebuilders must offer at least two separate xeriscape options 
for subdivision landscape design that emphasize the use of native vegetation, with 
non-native and atypical vegetation integrated sparingly into any landscaped area. 

Staff comment: A proposed condition of approval to this effect has been included with 
Exhibit A. Landscaping will also be reviewed by the Design Review Committee if this 
project is approved. 

SETM.2.13  Ensure that future residential development within the medium density suburban land 
use designation is constructed at a maximum of two single-family dwelling units per 
acre. Lot sizes shall not be less than one-third acre and this size may be allowed 
only under the following conditions: 

a. New subdivisions must provide one-half acre minimum lot sizes on exterior lots
when abutting a developed medium density suburban land use designation with
one-half acre or greater lot sizes (roads or open space do not create non-
abutting parcels).

b. Exterior lots may be reduced to one-third acre when abutting a developed higher
intensity land use designation or a ten-acre or larger undeveloped medium
density suburban designation.

Staff comment: The subdivision design meets the provisions of this policy. Exterior 
lots of 0.5-acres or more are proposed when adjacent to existing MDS lots of this 
size or greater. No other lots are smaller than 0.33-acres in size. 

SETM.11.5 Soils disturbed through the development process and left untreated for more than 
30 days shall be re-vegetated or treated in a manner to prevent the blowing of soil 
from the site by wind or the movement of soil by precipitation. Drought tolerant/fire 
resistant plant species should be used where appropriate. 

Staff comment: A proposed condition of approval to this effect has been included with 
Exhibit A. 

South Truckee Meadows/Washoe Valley Citizen Advisory Board (STM/WV CAB) 

The proposed project will be presented by the applicant’s representative at the STM/WV Citizen 
Advisory Board meeting on January 25, 2017.  Draft minutes from the meeting will be provided 
to the Planning Commission prior to the February 7, 2017 hearing for this item. 

As of the date of this staff report, two comment letters have been received from members of the 
public regarding this request. These are attached as Exhibit D. 

Reviewing Agencies 

The following agencies received a copy of the project application for review and evaluation: 

• Washoe County Community Services Department
o Engineering and Capital Projects Division
o Planning and Development Division
o Regional Parks and Open Space
o Traffic
o Utilities (Sewer)

• Nevada Division of Environmental Protection
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• Nevada Division of Water Resources 
• Nevada Department of Conservation and Natural Resources 
• Nevada Department of Transportation 
• Nevada Department of Wildlife 
• Regional Transportation Commission 
• Reno-Tahoe Airport Authority 
• Truckee Meadows Fire Protection District 
• Truckee Meadows Regional Planning Agency 
• Truckee Meadows Water Authority 
• United States Postal Service 
• Washoe County Health District  

o Air Quality Management Division 
o Environmental Health Services Division 
o Vector-Borne Disease Prevention Program 
o Emergency Medical Services Oversight Program 

• Washoe County School District 
• Washoe-Storey Conservation District 
 

Several of the above-listed agencies/departments submitted responses to the proposed 
tentative subdivision map. A summary of each agency’s comments and/or recommended 
conditions of approval and their contact information are provided. The Conditions of Approval 
document is attached to this staff report and will be included with the Action Order should the 
Planning Commission approve the tentative subdivision map application. 

• Washoe County Planning and Development Division addressed common area 
standards, lot sizes, structure heights, landscaping, CC&Rs, grading, timing of final map 
submittals, etc.   
Contact: Kelly Mullin, 775.328.3608, kmullin@washoecounty.us  

• Washoe County Engineering and Capital Projects Division addressed grading, drainage, 
stormwater management, maintenance of common area, easements, roadway 
improvements, etc.    
Contact:  Leo Vesely, 775.328.2313, lvesely@washoecounty.us   

• Washoe County Utility Services requires improvement plans for construction of sanitary 
sewer collection system(s), sanitary sewer report, fees, and easements. 
Contact: Tim Simpson, 775.954.4648, tsimpson@washoecounty.us 

• Washoe County Health District addressed water system requirements, inspection plans, 
mass grading, commitment of service letters, etc. 
Contact:  Wes Rubio, 775.328.2635, wrubio@washoecounty.us  

• Washoe County School District identified current and anticipated capacity at nearby 
schools, and highlighted the District’s overcrowding strategies. 
Contact: Mike Boster 775.232.1571, mboster@washoeschools.net 

• Truckee Meadows Fire Protection District addressed requirements of Washoe County 
Code Chapter 60, including access, vegetation management and CC&R requirements. 
Contact:  Amy Ray, 775.326.6000, aray@fmfpd.us 

WTM16-003 
BAILEY CREEK ESTATES

mailto:kmullin@washoecounty.us
mailto:lvesely@washoecounty.us
mailto:tsimpson@washoecounty.us
mailto:wrubio@washoecounty.us
mailto:mboster@washoeschools.net
mailto:aray@fmfpd.us


Washoe County Planning Commission Staff Report Date: January 23, 2017 

Tentative Subdivision Map Case Number WTM16-003 
Page 12 of 15 

• Truckee Meadows Water Authority (TMWA) identified requirements related to water
rights dedication, a water supply plan, fees and infrastructure.
Contact: Amanda Duncan, 775.834.8035, aduncan@tmwa.com

• Nevada Division of Environmental Protection (NDEP) stated that the developer will need
to obtain coverage under NDEP’s Construction Stormwater Permit prior to any grading.
Contact: Patrick Mohn, 775.687.9419, pmohn@ndep.nv.gov

• Regional Transportation Commission (RTC) identified regional access management
standards and requested the developer construct pedestrian and bicycle facilities, and
contact the RTC to discuss options for future transit.
Contact: Rebecca Kapuler, 775.332.0174, rkapuler@rtcwashoe.com

• Nevada Division of Water Resources stated that water rights are required and that a will-
serve letter from TMWA will be required.
Contact: Steve Shell, 775.684.2836, sshell@water.nv.gov

• Washoe County Regional Parks and Open Space and the Reno-Tahoe Airport Authority
reviewed the application and indicated they had no comments or conditions of approval.

Staff Comment on Required Findings 

Washoe County Code Section 110.608.25 requires that all of the following findings be made to 
the satisfaction of the Washoe County Planning Commission 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) Plan Consistency.  That the proposed map is consistent with the Master Plan and any
specific plan.

Staff Comment: The proposed tentative map, with the proposed Conditions of Approval,
meets all of the applicable goals and policies of the Washoe County Master Plan and the
Southeast Truckee Meadows Area Plan. The subdivision design takes into consideration
the policies of the Area Plan, including lot matching requirements.

2) Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan.

Staff Comment: The proposed tentative map meets all of the density, lot size and
common open space criteria of the Washoe County Master Plan and the Southeast
Truckee Meadows Area Plan. The proposed development complies with the two dwelling
units per acre overall density allowed in the Medium Density Suburban (MDS) regulatory
zone for this area. Parcel sizes smaller than MDS requirements are enabled through
Article 408, Common Open Space Development, allowing for non-residential parcels to
be created for drainage and retention facilities in this development.

3) Type of Development. That the site is physically suited for the type of development
proposed.

Staff Comment: The site is a relatively level property adjacent to paved access, located
in the midst of other residential subdivisions, and is suitable for a development with 56
dwellings. Lots are sized to match adjacent residential properties, and the design
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complies with relevant area plan policies. The Area Plan’s Development Suitability Map 
also identifies the property as being “most suitable” for development. 

4) Availability of Services.  That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System.

Staff Comment: There are adequate public services available to serve the proposed
development, specifically community sanitary sewer service.

5) Fish or Wildlife. That neither the design of the subdivision nor any proposed
improvements is likely to cause substantial environmental damage, or substantial and
avoidable injury to any endangered plant, wildlife or their habitat.

Staff Comment: The application was sent to the Nevada Department of Wildlife for
review and no comments were received regarding the proposal. The proposed
development is not located within an environmentally sensitive location, and the
proposed improvements are not anticipated to cause substantial environmental damage
or harm to endangered plants, wildlife or their habitat.

6) Public Health.  That the design of the subdivision or type of improvement is not likely to
cause significant public health problems.

Staff Comment: The design of the subdivision has been reviewed by the Health District
and will comply with all generally applicable public health standards.

7) Easements.  That the design of the subdivision or the type of improvements will not
conflict with easements acquired by the public at large for access through, or use of
property within, the proposed subdivision.

Staff Comment: The design of the subdivision includes primary and secondary
(emergency vehicle) road access, pedestrian sidewalks and utility easements. Proposed
conditions of approval regarding any existing/relocated easements have also been
provided by the Engineering and Capital Projects Division.

8) Access.  That the design of the subdivision provides any necessary access to
surrounding, adjacent lands and provides appropriate secondary access for emergency
vehicles.

Staff Comment: The design of the subdivision provides necessary access to surrounding
adjacent lands and provides an appropriate secondary access for emergency vehicles
via Moon Lane, which will be improved to County standards.

9) Dedications.  That any land or improvements to be dedicated to the County is consistent
with the Master Plan.

Staff Comment: Any improvements to be dedicated to the County are proposed or
conditioned to be consistent with the Master Plan and County Code requirements.

10) Energy.  That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.

Staff Comment: The applicant has indicated that homes will be constructed using energy
efficient design and will take water conservation into consideration. Additionally,
Southeast Truckee Meadows Area Plan Policy 2.8 requires two various xeriscape
landscape designs. These will be reviewed by the Design Review Committee if the
project is approved.
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Recommendation 

Those agencies which reviewed the application recommended conditions in support of approval 
of the project. Therefore, after a thorough analysis and review, Tentative Subdivision Map Case 
Number WTM16-003 is being recommended for approval with conditions. Staff offers the 
following motion for the Board’s consideration. 

Motion 

I move that, after giving reasoned consideration to the information contained in the staff report 
and information received during the public hearing, the Washoe County Planning Commission 
approve Tentative Subdivision Map Case Number WTM16-003 (Bailey Creek Estates) for Silver 
Crest Homes, with the Conditions of Approval included as Exhibit A to this matter, having made 
all ten findings in accordance with Washoe County Code Section 110.608.25:  

1) Plan Consistency.  That the proposed map is consistent with the Master Plan and any
specific plan; 

2) Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan;

3) Type of Development. That the site is physically suited for the type of development
proposed; 

4) Availability of Services.  That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System;

5) Fish or Wildlife. That neither the design of the subdivision nor any proposed improvements
is likely to cause substantial environmental damage, or substantial and avoidable injury to
any endangered plant, wildlife or their habitat;

6) Public Health.  That the design of the subdivision or type of improvement is not likely to
cause significant public health problems;

7) Easements.  That the design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through, or use of property
within, the proposed subdivision;

8) Access. That the design of the subdivision provides any necessary access to surrounding,
adjacent lands and provides appropriate secondary access for emergency vehicles;

9) Dedications.  That any land or improvements to be dedicated to the County is consistent
with the Master Plan; and

10) Energy.  That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.

Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission, unless the action is appealed to the Washoe 
County Board of Commissioners, in which case the outcome of the appeal shall be determined 
by that Board. Any appeal must be filed in writing with the Planning and Development Division 
within 10 calendar days after the written decision is filed with the Secretary to the Planning 
Commission and mailed to the applicant. 
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xc: Applicant: Silver Crest Homes, Attn: Rich Balestreri, 16500 Wedge Parkway, Bldg. 
A, Suite 200, Reno, NV 89511 

Property Owner: Charles Maddox, P.O. Box 70577, Reno, NV 89570 

Representatives: Wood Rodgers, Attn: Stacie Huggins, 1361 Corporate Blvd., Reno, NV 
89502 

Wood Rodgers, Attn: Steve Strickland, 1361 Corporate Blvd., Reno, NV 
89502 
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Conditions of Approval 
Tentative Subdivision Map Case Number WTM16-003 

The project approved under Tentative Subdivision Map Case Number WTM16-003 shall be 
carried out in accordance with the Conditions of Approval granted by the Planning Commission 
on February 7, 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 Subdivision 
Map shall be met or financial assurance must be provided to satisfy the conditions of approval 
prior to issuance of a grading or building permit.  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 with the Planning and Development Division.   

Compliance with the conditions of approval related to this Tentative Subdivision 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 Subdivision Map may result in the initiation 
of revocation procedures.   

Washoe County reserves the right to review and revise the conditions of approval related to this 
Tentative Subdivision 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.

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.

WTM16-003 
EXHIBIT A



Washoe County Conditions of Approval 

Tentative Subdivision Map Case Number: WTM16-003 
Page 2 of 16 

• 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.

• The NEVADA DEPARTMENT OF TRANSPORTATION (NDOT) is directed and
governed by its own board.  Therefore, any conditions set by the Nevada
Department of Transportation must be appealed to that Board.

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 Development Division 
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1. The following conditions are requirements of the Planning and Development Division, 
which shall be responsible for determining compliance with these conditions.   

Contact: Kelly Mullin, 775.328.3608, kmullin@washoecounty.us  

a. The applicant shall demonstrate substantial conformance to the plans approved 
as part of this tentative subdivision map. 

b. Failure to comply with the conditions of approval shall render this approval null 
and void. 

c. The subdivision shall be in substantial conformance with the provisions of 
Washoe County Code Chapter 110, Article 408, Common Open Space 
Development, Article 604, Design Requirements, and Article 608, Tentative 
Subdivision Maps. 

d. Final 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. 

e. The subdivider shall present to Washoe County a final map, prepared in 
accordance with the tentative map, for the entire area for which a tentative map 
has been approved, or one of a series of final maps, each covering a portion of 
the approved tentative map, within four years after the date of approval of the 
tentative map or within two years of the date of approval for subsequent final 
maps. On subsequent final maps, that date may be extended by two years if the 
extension request is received prior to the expiration date.  

f. Final maps shall be in substantial compliance with all plans and documents 
submitted with and made part of this tentative map request, as may be amended 
by action of the final approving authority. 

g. All final maps shall contain the applicable portions of the following Jurat: 

THE TENTATIVE MAP FOR WTM16-003 FOR BAILEY CREEK 
ESTATES WAS APPROVED BY THE WASHOE COUNTY 
PLANNING COMMISSION ON FEBRUARY 7, 2017. 

THIS FINAL MAP, MAP NAME AND UNIT/PHASE #, 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, EXCEPT THAT THE “OPERATIONAL CONDITIONS” 
CONTAINED IN THE RECORDED ACTION ORDER SHALL 
REMAIN IN FULL FORCE AND EFFECT IN PERPETUITY.  

IF ALL LOTS ON THIS MAP ARE REVERTED TO ACREAGE 
AND A NEW SUBDIVISION APPROVAL IS OBTAINED AT A 
FUTURE DATE, THE PROVISIONS OF THIS APPROVAL SHALL 
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BE NULL AND VOID, UPON APPROVAL BY WASHOE COUNTY 
OF THOSE ACTIONS. 

 [Omit the following paragraph if this is the first and last (only) final 
map.] 

THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS 
APPROVED AND ACCEPTED FOR RECORDATION ON date of 
Planning and Development Director’s signature on first final map. 
THE MOST RECENTLY RECORDED FINAL MAP WAS 
APPROVED AND ACCEPTED FOR RECORDATION ON date of 
Planning and Development Director’s signature on most recent 
final map.  [If an extension has been granted after that date – add 
the following]: A TWO YEAR EXTENSION OF TIME FOR THE 
TENTATIVE MAP WAS APPROVED BY THE WASHOE 
CO9UNTY PLANNING COMMISSION ON _________. 

THE NEXT FINAL MAP FOR WTM16-003 MUST BE APPROVED 
AND ACCEPTED FOR RECORDATION BY THE PLANNING 
AND DEVELOPMENT DIRECTOR ON OR BEFORE THE 
EXPIRATION DATE, THE _____ DAY OF __________, 20____, 
OR AN EXTENSION OF TIME FOR THE TENTATIVE MAP 
MUST BE APPROVED BY THE WASHOE COUNTY PLANNING 
COMMISSION ON OR BEFORE SAID DATE. 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS _____ DAY OF _____, 20____ BY THE 
PLANNING AND DEVELOPMENT DIRECTOR. THE OFFER OF 
DEDICATION FOR STREETS, SEWERS, ETC. IS REJECTED 
AT THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE 
WITH NRS CHAPTER 278.  

 

_________________________________________________ 
WILLIAM H. WHITNEY, DIRECTOR,  
PLANNING AND DEVELOPMENT DIVISION 

h. The applicant shall record the Action Order with the County Recorder. A copy of 
the recorded Action Order stating conditional approval of this tentative map shall 
be attached to all applications for administrative permits issued 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 
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shall be limited to a maximum of two (2) working days from the 
date of notification. 

j. The final map shall designate faults that have been active during the Holocene
epoch of geological time, and the final map shall contain the following note:

NOTE 

No habitable structures shall be located on a fault that has been 
active during the Holocene epoch of geological time. 

k. The developer and all successors shall direct any potential purchaser of the site
to meet with the Planning and Development 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 Development Division of the name, address,
telephone number and contact person of the new purchaser within thirty (30)
days of the final sale.

l. Prior to any ground disturbing activity, the applicant shall submit a
landscaping/architectural design plan to the Planning and Development Division
for review and approval by the Design Review Committee. Said plan shall
address, but not be limited to: signage, exterior lighting (including streetlights),
fencing, landscaping design, landscaping material (if plant material:  type, size at
time of planting, maturation size at full growth, period of time between planting
and full growth), landscaping location, landscaping irrigation system, and
financial assurances that landscaping will be planted and maintained. At least
two separate xeriscape options for subdivision landscape design shall be
provided, emphasizing the use of native vegetation, with non-native and atypical
vegetation integrated sparingly into any landscaped area.

m. The applicant shall provide financial assurances to the Planning and
Development Division equal to one hundred and twenty percent (120%) of the
cost of revegetation and irrigation of all disturbed areas. The cost shall be
calculated by a certified landscape contractor. The financial assurances are to be
held with automatic renewal for not less than three years and are intended to
ensure the continued survival of plants beyond that time period for mitigation of
visual scarring and for erosion control. If the applicant chooses to provide a bond
as financial assurance, it must be issued from an acceptable company rated A-
or better. The applicant must also execute a Hold Harmless Agreement with right
of entry. This condition must be completed to the satisfaction of the Planning and
Development Division prior to issuance of a grading permit.

n. A certification letter or series of letters by a registered landscape architect or
other persons permitted to prepare landscaping and irrigation plans pursuant to
NRS 623A shall be submitted to and approved by the Planning and Development
Division and the Design Review Committee. The letter(s) shall certify that all
applicable landscaping provisions of Articles 408, 410 and 412 of the Washoe
County Code Chapter 110 (Development Code) have been met. Any landscaping
plans and the letter shall be wet-stamped. The letter shall indicate any provisions
of the code that the Director of the Planning and Development Division has
waived.
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o. All landscaping and revegetation shall be maintained in accordance with the
provisions found in Washoe County Code Section 110.412.75, Maintenance. A
three-year maintenance plan shall be submitted by a licensed landscape
architect registered in the State of Nevada to the Planning and Development
Division prior to a Certificate of Occupancy. The plan shall be wet-stamped.

p. The applicant shall submit and follow a plan for the control of noxious weeds.
Prior to any ground-disturbing activity, the applicant shall provide the Planning
and Development Division a copy of the plan, which should be developed
through consultation with the Washoe County Health District, the University of
Nevada Cooperative Extension, and/or the Washoe-Storey Conservation District.

q. Any lighting proposed, including street lights, shall show how it is consistent with
current best practice “dark-sky” standards and meets the requirements of
Southeast Truckee Meadows Area Plan Policy 2.2. Lights shall be shielded to
prevent light spillage onto adjacent properties or streets.

r. Conditions, covenants, and restrictions (CC&Rs), including any supplemental
CC&Rs, shall be submitted to the Planning and Development staff for review and
subsequent forwarding to the District Attorney for review and approval.  The final
CC&Rs shall be signed and notarized by the owner(s) and submitted to the
Planning and Development Division with the recordation fee prior to the
recordation of the final map.  The CC&Rs shall require all phases and units of the
subdivision approved under this tentative map to be subject to the same CC&Rs.
Washoe County shall be made a party to the applicable provisions of the CC&Rs
to the satisfaction of the District Attorney’s Office.  Said CC&Rs shall specifically
address the potential for liens against the properties and the individual property
owners’ responsibilities for the funding of maintenance, replacement, and
perpetuation of the following items, at a minimum:

i. Maintenance of public access easements, common areas, and common
open spaces.  Provisions shall be made to monitor and maintain, for a
period of three (3) years regardless of ownership, a maintenance plan for
the common open space area.  The maintenance plan for the common
open space area shall, as a minimum, address the following:

• Vegetation management;

• Watershed management;

• Debris and litter removal;

• Fire access and suppression; and

• Maintenance of public access and/or maintenance of limitations to
public access.

ii. All drainage facilities and roadways not maintained by Washoe County
shall be privately maintained and perpetually funded by the homeowners
association.

iii. All open space identified as common area on the final map shall be
privately maintained and perpetually funded by the homeowners
association.  The deed to the open space and common area shall reflect
perpetual dedication for that purpose.  The maintenance of the common
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areas and related improvements shall be addressed in the CC&Rs to the 
satisfaction of the District Attorney’s Office. 

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

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

vi. All outdoor lighting on buildings and streets within the subdivision shall be
down-shielded.

vii. No motorized vehicles shall be allowed on the platted common area
except emergency vehicles, utility service vehicles, or vehicles involved in
homeowner association maintenance and repair of common area
facilities.

viii. Mandatory solid waste collection.

ix. 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.

x. Dwellings adjacent to existing residential development must match the
adjacent building type (single story/multi-story). Development is
considered adjacent if not separated by a road or a 30-foot or wider
landscaped buffer area. A note to this effect shall be placed on applicable
final maps, and a disclosure made by the developer to affected
homebuyers on their closing documents.

s. The common open space owned by the homeowners association shall be noted
on the final map as “common open space” and the related deed of conveyance
shall specifically provide for the preservation of the common open space in
perpetuity.  The deed to the open space and common area shall reflect perpetual
dedication for that purpose.  The deed shall be presented with the CC&Rs for
review by the Planning and Development staff and the District Attorney.

t. Disturbed areas left undeveloped for more than thirty (30) days must be
revegetated by methods approved by Planning and Development and that
comply with the requirements of Southeast Truckee Meadows Area Plan Policy
11.5.

u. Construction hours are limited to 7 a.m. to 7 p.m., Monday through Saturday.

v. A will-serve from Truckee Meadows Water Authority and mylar map of the
proposed project shall be presented to the State Engineer for approval and
signed through his office prior to development.

Washoe County Engineering and Capital Projects Division 
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2. The following conditions are requirements of the Engineering and Capital Projects
Division. Unless otherwise noted, the County Engineer shall be responsible for
determining compliance with these conditions.

Contact: Leo Vesely, 775.328.2313, lvesely@washoecounty.us 

General Conditions 
a. Final 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 water and sewer provider(s) and
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 map. 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. All open space shall be identified as common area on the final map. A note on
the final map shall indicate that all common areas shall be privately maintained
and perpetually funded by the Homeowners Association. The County Engineer
shall determine compliance with this condition. The maintenance of the common
areas shall also be addressed in the CC&Rs to the satisfaction of the District
Attorney’s Office.

g. Any existing easements or utilities that conflict with the development shall be
relocated, quitclaimed, and/or abandoned, as appropriate.

h. 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.

i. All existing overhead utility lines shall be placed underground, except electric
transmission lines greater than 100 kilovolts, which can remain above ground.
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j. With each affected final map, provide written approval from NV Energy for any 
improvements located within their easement or under their facilities. 

k. Appropriate easements shall be granted for any existing or new utilities, with 
each affected final map.  This includes, but is not limited, to electrical lines, water 
lines, and drainage maintenance access. 

Drainage and Storm Water Discharge Program Conditions (Washoe County Code 
Chapter 110,  Articles 420 & 421) 

l. The conditional approval of this tentative map shall not be construed as final 
approval of the drainage facilities shown on the tentative map. Final approval of 
the drainage facilities will occur during the final map review and will be based 
upon the final hydrology report. 

m. Prior to finalization of the first final map, a master hydrology/hydraulic report and 
a master storm drainage plan shall be submitted to the County Engineer for 
approval. 

n. Prior to finalization of any portion of the tentative map, a final, detailed 
hydrology/hydraulic report for that unit 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. 

o. Any increase in stormwater runoff resulting from the development and based on 
the 5-year and 100-year storm(s) shall be detained onsite, or off-site with 
necessary permission and easements from the property owner. 

p. 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 and Capital Projects Division. 

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

r. The Truckee Meadows Regional Stormwater Quality Management Program 
Construction Permit Submittal Checklist and Inspection Fee shall be submitted 
with each final map.  

s. In medians with irrigated landscaping adjacent to the curb, a subdrain system 
shall be installed a minimum of one foot behind the back face of curb to intercept 
drainage from the landscaping. The system shall be tied to the storm drain 
system or an acceptable alternative drainage system. 

t. Drainage swales that drain more than two lots are not allowed to flow over the 
curb into the street; these flows shall be intercepted by an acceptable storm drain 
inlet and routed into the storm drain system. 

u. 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 
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homeowners association. As an alternative to a homeowners association, the 
developer may request the establishment of a County Utility Service Area under 
which fees would be paid for maintenance of the proposed storm drainage 
detention facility. The fee amount will be based on the additional service above 
that normally provided by the County to maintain new stormwater facilities 
dedicated by the developer (i.e., curb and gutter, drop inlets and piping). The 
County Engineer shall determine compliance with this condition. 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. 

v. 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.

w. 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.

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

y. Maintenance access roadways and drainage easements shall be provided for all
existing and proposed drainage facilities. All drainage facilities located within
Common Area shall be constructed with an adjoining minimum 12’ wide gravel
access road.  Maintenance access road shall be provided to the bottom of
proposed detention basins as well as over County owned and maintained storm
drainage facilities.

z. The FEMA 100-year floodplain shall be shown on the final map and grading plan
to the satisfaction of the County Engineer. All grading in these areas shall be in
conformance with the Washoe County Code Article 416.

aa. Common Area or offsite drainage draining onto residential lots shall be
perpetuated through or around residential lots and drainage facilities capable of
passing a 100-year storm shall be constructed with the subdivision improvements
to perpetuate the storm water runoff to improved or natural drainage facilities.

bb. Prior to the finalization of any final map, provide verification that permission has
been granted to construct Bailey Canyon Creek improvements on offsite parcels
not owned by the applicant.

cc. Drainage easements shall be recorded over all FEMA A zones and floodways.

Traffic and Roadway (Washoe County Code Chapter 110, Article 436) 
dd. 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.
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ee. Street names shall be reviewed and approved by the Regional Street Naming 
Coordinator. 

ff. 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. 

gg. For any utilities placed in existing County streets, the streets shall be repaired to 
the satisfaction of the County Engineer. At a minimum, this will require full depth 
removal and replacement of asphalt for half the street width, or replacement of 
non-woven pavement reinforcing fabric with a 2” asphalt overlay for half the 
street width. Type II slurry seal is required for the entire street width with either 
option. Full width street improvements may be required if the proposed utility 
location is too close to the centerline of the existing street. 

hh. Streetlights shall be constructed to Washoe County standards at locations to be 
determined at the final design stage. 

ii. AASHTO clear zones shall be determined for all streets adjacent to retaining 
walls or slopes steeper than 3:1. If a recoverable or traversable clear zone 
cannot be provided, an analysis to determine if barriers are warranted shall be 
submitted for approval. 

jj. All retaining walls that are adjacent to, provide support for or retain soil from the 
County right-of-way shall be constructed of reinforced masonry block or 
reinforced concrete and designed by an engineer licensed in the State of Nevada. 

kk. No retaining walls that retain soil from the County right-of-way shall be located 
within a plowed snow storage easement. 

ll. Appropriate curve warning signs and/or a lower speed limit shall be determined 
and posted on all horizontal roadway curves that do not meet the standard 
Washoe County 25-mile per hour design speed. The minimum centerline radius 
allowed shall be 100’.  

mm. Appropriate transitions shall be provided between the existing and proposed 
improvements at all proposed street connections. This may include removal of 
existing pavement. 

nn. Access to parcels 017-053-01 & 02 from Moon Lane shall be perpetuated. 

oo. Any streetlights that do not meet Washoe County standards shall be placed 
outside Washoe County right-of-way.  These streetlights shall be private, and the 
CC&R’s shall indicate operation and maintenance of the streetlights shall be the 
responsibility of the Homeowners Association. The County Engineer and the 
District Attorney’s Office shall determine compliance with this condition. 

pp. Provide a deceleration lane along the southern side of Geiger Grade (State 
Route 341) at the project entrance to the satisfaction of the County Engineer and 
NDOT. 
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qq. An occupancy permit shall be obtained from NDOT for access to, from or under 
roads and highways maintained by NDOT, and a copy of the permit shall be 
submitted to the County Engineer prior to finalization of the affected final map.  

rr. A note on the final map shall state the no direct access from individual lots shall 
be allowed onto Geiger Grade or Shadow Hills Drive. This note shall also be 
included in the CC&Rs to the satisfaction of the District Attorney’s office. 

ss. Prior to finalization of the any final map, provide written verification from NV 
Energy that proper clearances are maintained between the proposed 
improvements for Shadow Hills Drive and Moon Lane and the existing overhead 
power lines. 

Washoe County Utilities 
3. The following conditions are requirements of Washoe County Utilities, which shall be

responsible for determining compliance with these conditions.

Contact: Tim Simpson, 775.954.4648, tsimpson@washoecounty.us 

a. All fees shall be paid or deferred in accordance with Washoe County Ordinance
prior to the approval of each final map.

b. Improvement plans shall be submitted and approved by CSD prior to approval of
the final map.  They shall be in compliance with Washoe County Design Standards
and be designed by a Professional Engineer licensed to practice in the State of
Nevada.

c. The Applicant shall submit an electronic copy of the street and lot layout for each
final map at initial submittal time. The files must be in a format acceptable to
Washoe County.

d. The Developer shall construct and/or provide the financial assurance for the
construction of any on-site and off-site sanitary sewer collection systems prior to
signature on each final map. The financial assurance must be in a form and
amount acceptable to the CSD.

e. Approved improvement plans shall be used for the construction of on-site and
off-site sanitary sewer collection systems.  The CSD will be responsible to
inspect the construction of the sanitary sewer collection systems.

f. The sanitary sewer collection systems must be offered for dedication to Washoe
County along with the recordation of each final map.

g. Easements and real property for all sanitary sewer collection systems and
appurtenances shall be in accordance with Washoe County Design Standards
and offered for dedication to Washoe County along with the recordation of each
final map.

h. A master sanitary sewer report for the entire tentative map shall be prepared and
submitted by the applicant's engineer at the time of the initial submittal for the
first final map which addresses:

i. the estimated sewage flows generated by this project;
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ii. projected sewage flows from potential or existing development within
tributary areas;

iii. the impact on capacity of existing infrastructure;

iv. slope of pipe, invert elevation and rim elevation for all manholes; and

v. proposed collection line sizes, on-site and off-site alignment, and half-full
velocities.

i. No Certificate of Occupancy will be issued until all the sewer collection facilities
necessary to serve each final map have been completed, accepted and
completed as-built drawings delivered to the utility.  As-built drawings must be in
a format acceptable to Washoe County.

j. No permanent structures (including rockery or retaining walls, building’s, etc.) shall
be allowed within or upon any County maintained utility easement.

k. A minimum 30-foot wide sanitary sewer easement shall be dedicated to Washoe
County over any sanitary sewer not located within the proposed right-of-way.

l. A minimum 12-foot wide all weather sanitary sewer access road shall be
constructed to facilitate access to off-site sanitary sewer.

m. Any major infrastructure such as pump structures, controls, telemetry and
appurtenances, lift stations, force mains, sewer mains and interceptors that are
necessary to accommodate the project, the Developer will be responsible to fund
the design and construction. However, the actual design will be the responsibility
of the CSD. Prior to initiation of design the Developer shall pay the estimated
design costs to Washoe County. The CSD may either provide such design in-
house, or select an outside consultant. When an outside consultant is to be
selected, the CSD and the Developer shall jointly select that consultant.

n. The CSD shall reserve the right to over-size the design of infrastructure to
accommodate future development as determined by accepted engineering
calculations.  Funding shall be the responsibility of Washoe County.  Washoe
County shall either participate monetarily at the time of design and/or shall credit
an appropriate dollar amount to the Developer at the time of recordation of the
subdivision map.

Washoe County Health District 
4. The following conditions are requirements of the Health District, which shall be

responsible for determining compliance with these conditions.  The District Board of
Health 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.

Contact: Wes Rubio, 775.328.2635, wrubio@washoecounty.us 

The Environmental Health Services (EHS) Division requires the following conditions to 
be completed prior to review and approval of any Final Map: 

a. Prior to any final grading or other civil site improvements, a complete water
system plan and Water Project submittal for the referenced proposal must be
submitted to this Division. The plan must show that the water system will conform
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to the State of Nevada Design, Construction, Operation and Maintenance 
Regulations for Public Water Systems, NAC Chapter 445A, and the State of 
Nevada Regulations Governing Review of Plans for Subdivisions, 
Condominiums, and Planned Unit Developments, NAC 278.400 and 278.410. 

i. The application for a Water Project shall conform to the requirements of
NAC 445A.66695.

ii. Two copies of complete construction plans are required for review. All
plans must include an overall site plan, additional phases that will
eventually be built to indicate that the water system will be looped, all
proposed final grading, utilities, and improvements for the proposed
application.

b. Mass grading may proceed after approval of the Tentative Map and after a
favorable review by this Division of a grading permit application.

i. The application shall include a Truckee Meadows Water Authority
annexation and discovery with the mass grading permit.

c. Improvement plans for the water system may be constructed prior to Final Map
submittal only after Water Project approval by this Division.

i. For improvement plans approved prior to Final Map submittal, the
Developer shall provide certification by the Professional Engineer of
record that the improvement plans were not altered subsequent to Final
Map submittal.

ii. Any changes to previously approved improvement plans made prior to
Final Map submittal shall be resubmitted to this Division for approval per
NAC 278.290 and NAC 445A.66715.

The EHS Division requires the following to be submitted with the Final Map application 
for review and approval: 

d. Construction plans for the development must be submitted to this Division for
approval. The construction drawings must conform to the State of Nevada
Regulations Concerning Review of Plans for Subdivisions, Condominiums and
Planned Unit Developments, and any applicable requirements of this Division.

e. Prior to approval of a Final Map for the referenced project and pursuant to NAC
278.370, the developer must have the design engineer or a third person submit
to the satisfaction this Division an inspection plan for periodic inspection of the
construction of the systems for water supply and community sewerage. The
inspection plan must address the following:

i. The inspection plan must indicate if an authorized agency, city or county
is performing inspection of the construction of the systems for water
supply and community sewerage.

ii. The design engineer or third person shall, pursuant to the approved
inspection plan, periodically certify in writing to this Division that the
improvements are being installed in accordance with the approved plans
and recognized practices of the trade.
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iii. The developer must bear the cost of the inspections.

iv. The developer may select a third-person inspector but the selection must
be approved by the Division or local agency. A third-person inspector
must be a disinterested person who is not an employee of the developer.

v. A copy of the inspection plan must be included with the Final Map
submittal.

f. Prior to final approval, a “Commitment for Service” letter from the sewage
purveyor committing sewer service for the entire proposed development must be
submitted to this Division. The letter must indicate that the community facility for
treatment will not be caused to exceed its capacity and the discharge permit
requirements by this added service, or the facility will be expanded to provide for
the added service.

i. A copy of this letter must be included with the Final Map submittal.

g. Prior to final approval, a “Commitment for Water Service” letter from the water
purveyor committing adequate water service for the entire proposed development
must be submitted to this Division.

i. A copy of this letter must be included with the Final Map submittal.

h. The Final Map application packet must include a letter from Nevada Division of
Environmental Protection to this Division certifying their approval of the Final
Map.

i. The Final Map application packet must include a letter from Division of Water
Resources certifying their approval of the Final Map.

j. Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review
of plans for Subdivision, Condominiums, and Planned Unit Developments, the
development of the subdivision must be carried on in a manner which will
minimize water pollution.

i. Construction plans shall clearly show how the subdivision will comply with
NAC 278.360.

k. Prior to approval of the final map, the applicant must submit to this Division the
Final Map fee.

l. All grading and development activities must be in compliance with the DBOH
Regulations Governing the Prevention of Vector-Borne Diseases.

Truckee Meadows Fire Protection District (TMFPD) 
5. The following conditions are requirements of the Truckee Meadows Fire Protection

District, which shall be responsible for determining compliance with these conditions.

Contact: Amy Ray, 775.326.6005, aray@tmfpd.us 

a. Plans shall be submitted for review and approval to TMFPD.
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b. Any developments on the property shall meet the requirements of Washoe 
County Code (WCC) Chapter 60. 

c. HOA and CC&R requirements and conditions shall be submitted for review, 
comment and approval by TMFPD prior to recording, adoption and use. 

d. Open spaces and drainages shall be maintained in accordance with WCC 
Chapter 60, the Vegetation Management Plan and conditions placed in the HOA 
and CC&R documents, ensuring vegetation management and maintenance in 
those areas. 

e. Two means of access and/or egress may be provided. 

f. Cul-de-sacs shall measure a minimum of 50-feet for radius and 100-feet for 
diameter. 

Truckee Meadows Water Authority (TMWA) 
6. The following conditions are requirements of the Truckee Meadows Water Authority, 

which shall be responsible for determining compliance with these conditions. TMWA is 
directed and governed by its own board.  Therefore, any conditions set by TMWA must 
be appealed to that board.  

Contact: Amanda Duncan, 775.834.8035, aduncan@tmwa.com   

a. Truckee Meadows Water Authority will require dedication of acceptable water 
resources, approval of the water supply plan by the local health authority, the 
execution of a Water Service Agreement, payment of TMWA fees, and the 
construction and dedication of infrastructure in accordance with TMWA rules and 
tariffs in effect at the time of application for service. 

 

*** End of Conditions *** 

WTM16-003 
EXHIBIT A

mailto:aduncan@tmwa.com


Washoe County 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 

1001 E. 9TH Street · P.O. Box 11130, Reno, Nevada 89520-0027 
Phone (775) 328-2041 · Fax (775) 328-3699 

Date: January 13, 2017 

To: Kelly Mullin, Planning and Development Division 

From: Leo R. Vesely, P.E., Engineering and Capitol Projects Division 

Re: WTM16-003 
APN 017-520-03 
Bailey Creek Estates Subdivision (56 Lots) 

Recommended Conditions of Approval 

The following conditions of approval should be applied to this proposed project.  Conditions in italics are 
standard Engineering Conditions. 

GENERAL CONDITIONS 

1. Final 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 water and sewer provider(s) and 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. The
County Engineer shall determine compliance with this condition.

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
map. 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. The County Engineer shall determine
compliance with this condition.

6. All open space shall be identified as common area on the final map. A note on the final map shall
indicate that all common areas shall be privately maintained and perpetually funded by the
Homeowners Association. The County Engineer shall determine compliance with this condition.
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The maintenance of the common areas shall also be addressed in the CC&Rs to the satisfaction of 
the District Attorney’s Office. 

7. 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. 

8. 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. The County Engineer shall 
determine compliance with this condition. 

9. All existing on-site overhead utility lines shall be placed underground, except electric 
transmission lines greater than 100 kilovolts, which can remain above ground.  The County 
Engineer shall determine compliance with this condition. 

10. With each affected final map, provide written approval from NV Energy for any improvements 
located within their easement or under their facilities.  The County Engineer shall determine 
compliance with this condition. 

11. Appropriate easements shall be granted for any existing or new utilities, with each affected final 
map.  This includes, but is not limited, to electrical lines, water lines, and drainage maintenance 
access.  The County Engineer shall determine compliance with this condition. 

 
DRAINAGE and STORM WATER DISCHARGE PROGRAM  
(COUNTY CODE 110.420 and 110.421) 
 
The following are drainage conditions of approval:   
 

1. The conditional approval of this tentative map shall not be construed as final approval of the 
drainage facilities shown on the tentative map. Final approval of the drainage facilities will occur 
during the final map review and will be based upon the final hydrology report. 

2. Prior to finalization of the first final map, a master hydrology/hydraulic report and a master storm 
drainage plan shall be submitted to the County Engineer for approval. The County Engineer shall 
determine compliance with this condition. 

3. Prior to finalization of any portion of the tentative map, a final, detailed hydrology/hydraulic 
report for that unit 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. 
The County Engineer shall determine compliance with this condition. 

4. Any increase in stormwater runoff resulting from the development and based on the 5 year and 
100 storm(s) shall be detained onsite, or off-site with necessary permission and easements from 
the property owner. The County Engineer shall determine compliance with this condition. 

5. 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 and Capital 
Projects Division. 

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

7. The Truckee Meadows Regional Stormwater Quality Management Program Construction Permit 
Submittal Checklist and Inspection Fee shall be submitted with each final map. The County 
Engineer shall determine compliance with this condition. 

8. In medians with irrigated landscaping adjacent to the curb, a subdrain system shall be installed a 
minimum of one foot behind the back face of curb to intercept drainage from the landscaping. The 
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system shall be tied to the storm drain system or an acceptable alternative drainage system. The 
County Engineer shall determine compliance with this condition. 

9. Drainage swales that drain more than two lots are not allowed to flow over the curb into the 
street; these flows shall be intercepted by an acceptable storm drain inlet and routed into the 
storm drain system. The County Engineer shall  determine compliance with this condition. 

10. 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. As an 
alternative to a homeowners association, the developer may request the establishment of a County 
Utility Service Area under which fees would be paid for maintenance of the proposed storm 
drainage detention facility. The fee amount will be based on the additional service above that 
normally provided by the County to maintain new stormwater facilities dedicated by the developer 
(i.e., curb and gutter, drop inlets and piping). The County Engineer shall  determine compliance 
with this condition. 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. 

11. 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. The County Engineer shall determine compliance with this 
condition. 

12. 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. The County Engineer shall 
determine compliance with this condition. 

13. Drainage easements shall be provided for all storm runoff that crosses more than one lot. The 
County Engineer shall determine compliance with this condition. 

14. Maintenance access roadways and drainage easements shall be provided for all existing and 
proposed drainage facilities. All drainage facilities located within Common Area shall be 
constructed with an adjoining minimum 12’ wide gravel access road.  Maintenance access road 
shall be provided to the bottom of proposed detention basins as well as over County owned and 
maintained storm drainage facilities.  County Engineer shall determine compliance with this 
condition. 

15. The FEMA 100-year floodplain shall be shown on the final map and grading plan to the 
satisfaction of the County Engineer. All grading in these areas shall be in conformance with the 
Washoe County Code Article 416. 

16. Common Area or offsite drainage draining onto residential lots shall be perpetuated through or 
around residential lots and drainage facilities capable of passing a 100-year storm shall be 
constructed with the subdivision improvements to perpetuate the storm water runoff to improved 
or natural drainage facilities.  The County Engineer shall determine compliance with this 
condition. 

17. Prior to the finalization of any final map, provide verification that permission has been granted to 
construct Bailey Canyon Creek improvements on offsite parcels not owned by the applicant. The 
County Engineer shall determine compliance with this condition. 

18. Drainage easements shall be recorded over all FEMA A zones and floodways.  The County 
Engineer shall determine compliance with this condition. 
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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. The County Engineer shall determine compliance with this condition. 

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. The County Engineer shall determine compliance with this condition. 

4. For any utilities placed in existing County streets, the streets shall be repaired to the satisfaction 
of the County Engineer. At a minimum, this will require full depth removal and replacement of 
asphalt for half the street width, or replacement of non-woven pavement reinforcing fabric with a 
2” asphalt overlay for half the street width. Type II slurry seal is required for the entire street 
width with either option. Full width street improvements may be required if the proposed utility 
location is too close to the centerline of the existing street. 

5. Streetlights shall be constructed to Washoe County standards at locations to be determined at the 
final design stage. The County Engineer shall determine compliance with this condition. 

6. AASHTO clear zones shall be determined for all streets adjacent to retaining walls or slopes 
steeper than 3:1. If a recoverable or traversable clear zone cannot be provided, an analysis to 
determine if barriers are warranted shall be submitted for approval. The County Engineer shall 
determine compliance with this condition. 

7. All retaining walls that are adjacent to, provide support for or retain soil from the County right-
of-way shall be constructed of reinforced masonry block or reinforced concrete and designed by 
an engineer licensed in the State of Nevada. The County Engineer shall determine compliance 
with this condition. 

8. No retaining walls that retain soil from the County right-of-way shall be located within a plowed 
snow storage easement. The County Engineer shall determine compliance with this condition. 

9. With Appropriate curve warning signs and/or a lower speed limit shall be determined and posted 
on all horizontal roadway curves that do not meet the standard Washoe County 25-mile per hour 
design speed.  The minimum centerline radius allowed shall be 100’.  The County Engineer shall 
determine compliance with this condition. 

10. Appropriate transitions shall be provided between the existing and proposed improvements at all 
proposed street connections.  This may include removal of existing pavement.  The County 
Engineer shall determine compliance with this condition. 

11. Access to parcels 017-053-01 & 02 from Moon Lane shall be perpetuated.  The County Engineer 
shall determine compliance with this condition. 

12. Any streetlights that do not meet Washoe County standards shall be placed outside Washoe 
County right-of-way.  These streetlights shall be private, and the CC&R’s shall indicate operation 
and maintenance of the streetlights shall be the responsibility of the Homeowners Association.  
The County Engineer and the District Attorney’s Office shall determine compliance with this 
condition. 

13. Provide a deceleration lane on Geiger Grade (State Route 341) at the project entrance to the 
satisfaction of the County Engineer and NDOT. 

14. An occupancy permit shall be obtained from NDOT for access to, from or under roads and 
highways maintained by NDOT, and a copy of the permit shall be submitted to the County 
Engineer prior to finalization of the affected final map.  
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15. A note on the final map shall state the no direct access from individual lots shall be allowed onto 
Geiger Grade or Shadow Hills Drive.  County Engineer shall determine compliance with this 
condition.  This note shall also be included in the CC&Rs to the satisfaction of the District 
Attorney’s office. 

16. Prior to finalization of the any final map, provide written verification from NV Energy that proper 
clearances are maintained between the proposed improvements for Shadow Hills Drive and Moon 
Lane and the existing overhead power lines. The County Engineer shall determine compliance 
with this condition. 
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January 6, 2017 
 
 
To:  Kelly Mullin, Community Development 
 
From:  Timothy Simpson, P.E., Environmental Engineer II 
 
CC:  Dwayne Smith, P.E., Division Director Eng & Cap Projects 
 
Subject:  WTM16-003 Bailey Creek Estates; 017-520-03 and 017-480-02 
 
The Community Services Department (CSD) has reviewed the subject application and has the 
following comments: 
 
1. The applicant is proposing to develop a 56-lot residential subdivision.  The project is located off 

Geiger Grade Road and Shadow Hills Drive. 
 

2. Sanitary sewer will be provided by Washoe County and treatment will be at the South Truckee 
Meadows Water Reclamation Facility. 

 
 
The Community Services Department (CSD) recommends approval provided the following 
conditions are met: 
 
1. All fees shall be paid or deferred in accordance with Washoe County Ordinance prior to the approval of 

each final map. 
 
2. Improvement plans shall be submitted and approved by CSD prior to approval of the final map.  They 

shall be in compliance with Washoe County Design Standards and be designed by a Professional 
Engineer licensed to practice in the State of Nevada. 

 
3. The Applicant shall submit an electronic copy of the street and lot layout for each final map at initial 

submittal time. The files must be in a format acceptable to Washoe County. 
 
4. The Developer shall construct and/or provide the financial assurance for the construction of any on-

site and off-site sanitary sewer collection systems prior to signature on each final map. The financial 
assurance must be in a form and amount acceptable to the CSD. 

 
5. Approved improvement plans shall be used for the construction of on-site and off-site sanitary sewer 

collection systems.  The CSD will be responsible to inspect the construction of the sanitary sewer 
collection systems. 

 
6. The sanitary sewer collection systems must be offered for dedication to Washoe County along with 

the recordation of each final map. 
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7. Easements and real property for all sanitary sewer collection systems and appurtenances shall be in 
accordance with Washoe County Design Standards and offered for dedication to Washoe County 
along with the recordation of each final map.  

 
8. A master sanitary sewer report for the entire tentative map shall be prepared and submitted by the 

applicant's engineer at the time of the initial submittal for the first final map which addresses: 
 

a. the estimated sewage flows generated by this project, 
b. projected sewage flows from potential or existing development within tributary areas, 
c. the impact on capacity of existing infrastructure, 
d. slope of pipe, invert elevation and rim elevation for all manholes, 
e. proposed collection line sizes, on-site and off-site alignment, and half-full velocities. 

 
9. No Certificate of Occupancy will be issued until all the sewer collection facilities necessary to serve 

each final map have been completed, accepted and completed as-built drawings delivered to the 
utility.  As-built drawings must be in a format acceptable to Washoe County. 

 
10. No permanent structures (including rockery or retaining walls, building’s, etc.) shall be allowed within or 

upon any County maintained utility easement. 
 

11. A minimum 30-foot wide sanitary sewer easement shall be dedicated to Washoe County over any 
sanitary sewer not located within the proposed right-of-way. 

 
12. A minimum 12-foot wide all weather sanitary sewer access road shall be constructed to facilitate 

access to off-site sanitary sewer. 
 

13. Any major infrastructure such as pump structures, controls, telemetry and appurtenances, lift stations, 
force mains, sewer mains and interceptors that are necessary to accommodate the project, the 
Developer will be responsible to fund the design and construction. However, the actual design will be 
the responsibility of the CSD. Prior to initiation of design the Developer shall pay the estimated 
design costs to Washoe County. The CSD may either provide such design in-house, or select an 
outside consultant. When an outside consultant is to be selected, the CSD and the Developer shall 
jointly select that consultant. 

 
14. The CSD shall reserve the right to over-size the design of infrastructure to accommodate future 

development as determined by accepted engineering calculations.  Funding shall be the responsibility 
of Washoe County.  Washoe County shall either participate monetarily at the time of design and/or 
shall credit an appropriate dollar amount to the Developer at the time of recordation of the 
subdivision map. 
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January 6, 2017 
 
 
 
Kelly Mullin, Planner  
Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 
 
RE: Bailey Creek Estates; APN 017-520-03 & 017-480-02  
 Tentative Subdivision Map; WTM16-003 
  
Dear Ms. Mullin: 
 
The Washoe County Health District, Environmental Health Services Division (Division) Engineering 
has reviewed the above referenced project.  Approval by this Division is subject to the following 
conditions: 
 
Tentative Map Review and Final Map Conditions per NAC 278 

This Division requires the following conditions to be completed prior to review and approval 
of any Final Map: 
 
1. Prior to any final grading or other civil site improvements, a complete water system plan and 

Water Project submittal for the referenced proposal must be submitted to this Division. The plan 
must show that the water system will conform to the State of Nevada Design, Construction, 
Operation and Maintenance Regulations for Public Water Systems, NAC Chapter 445A, and the 
State of Nevada Regulations Governing Review of Plans for Subdivisions, Condominiums, and 
Planned Unit Developments, NAC 278.400 and 278.410.  
a. The application for a Water Project shall conform to the requirements of NAC 445A.66695. 
b. Two copies of complete construction plans are required for review. All plans must include an 

overall site plan, additional phases that will eventually be built to indicate that the water 
system will be looped, all proposed final grading, utilities, and improvements for the proposed 
application. 

2. Mass grading may proceed after approval of the Tentative Map and after a favorable review by 
this Division of a grading permit application. 
a. The application shall include a Truckee Meadows Water Authority annexation and discovery 

with the mass grading permit.  
3. Improvement plans for the water system may be constructed prior to Final Map submittal only 

after Water Project approval by this Division. 
a. For improvement plans approved prior to Final Map submittal, the Developer shall provide 

certification by the Professional Engineer of record that the improvement plans were not 
altered subsequent to Final Map submittal. 
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b. Any changes to previously approved improvement plans made prior to Final Map submittal 
shall be resubmitted to this Division for approval per NAC 278.290 and NAC 445A.66715. 

 
This Division requires the following to be submitted with the Final Map application for review 
and approval: 
 
1. Construction plans for the development must be submitted to this Division for approval. The 

construction drawings must conform to the State of Nevada Regulations Concerning Review of 
Plans for Subdivisions, Condominiums and Planned Unit Developments, and any applicable 
requirements of this Division. 

2. Prior to approval of a Final Map for the referenced project and pursuant to NAC 278.370, the 
developer must have the design engineer or a third person submit to the satisfaction this Division 
an inspection plan for periodic inspection of the construction of the systems for water supply and 
community sewerage. The inspection plan must address the following: 
a. The inspection plan must indicate if an authorized agency, city or county is performing 

inspection of the construction of the systems for water supply and community sewerage. 
b. The design engineer or third person shall, pursuant to the approved inspection plan, 

periodically certify in writing to this Division that the improvements are being installed in 
accordance with the approved plans and recognized practices of the trade.  

c. The developer must bear the cost of the inspections. 
d. The developer may select a third-person inspector but the selection must be approved by the 

Division or local agency. A third-person inspector must be a disinterested person who is not 
an employee of the developer. 

e. A copy of the inspection plan must be included with the Final Map submittal. 
3. Prior to final approval, a “Commitment for Service” letter from the sewage purveyor committing 

sewer service for the entire proposed development must be submitted to this Division. The letter 
must indicate that the community facility for treatment will not be caused to exceed its capacity 
and the discharge permit requirements by this added service, or the facility will be expanded to 
provide for the added service. 
a. A copy of this letter must be included with the Final Map submittal. 

4. Prior to final approval, a “Commitment for Water Service” letter from the water purveyor 
committing adequate water service for the entire proposed development must be submitted to 
this Division.  
a. A copy of this letter must be included with the Final Map submittal. 

5. The Final Map application packet must include a letter from Nevada Division of Environmental 
Protection to this Division certifying their approval of the Final Map.  

6. The Final Map application packet must include a letter from Division of Water Resources 
certifying their approval of the Final Map. 

7. Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review of plans for 
Subdivision, Condominiums, and Planned Unit Developments, the development of the 
subdivision must be carried on in a manner which will minimize water pollution. 
a. Construction plans shall clearly show how the subdivision will comply with NAC 278.360. 

8. Prior to approval of the final map, the applicant must submit to this Division the Final Map fee. 

9. All grading and development activities must be in compliance with the DBOH Regulations     
Governing the Prevention of Vector-Borne Diseases. 
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Tentative Subdivision Map; WTM16-003 
 Page 3 
 
 
If you have any questions or would like clarification regarding the foregoing, please contact Wes 
Rubio, Senior Environmental Health Specialist at wrubio@washoecounty.us regarding all Health 
District comments. 
 
Sincerely, 

 
Bob Sack, Division Director 
Environmental Health Services Division 
Washoe County Health District 

BS:wr 
 
Cc: File - Washoe County Health District  
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From: Duncan, Amanda
To: Mullin, Kelly
Cc: Zimmerman, John
Subject: RE: December Agency Review Memo IV (WTM 16-003) Bailey Creek Estates
Date: Thursday, January 05, 2017 8:45:12 AM

Kelly,
Good Morning.  TMWA has the following condition to apply to this project.
 
Truckee Meadows Water Authority (TMWA) will require dedication of acceptable water resources,
approval of the water supply plan by the local health authority, the execution of a Water Service
Agreement, payment of TMWA fees, and the construction and dedication of infrastructure in
accordance with TMWA rules and tariffs in effect at the time of application for service.
 
Please let us know if you have questions.  Have a great day!
 

Amanda Duncan, ARWP
Land Agent
Truckee Meadows Water Authority
1355 Capital Blvd. I Reno, NV 89502
O: (775) 834-8035, M: (775) 815-7195
aduncan@tmwa.com  I www.tmwa.com

 

From: Stark, Katherine [mailto:KRStark@washoecounty.us] 
Sent: Friday, December 23, 2016 1:37 PM
To: Duncan, Amanda
Cc: Stark, Katherine; Emerson, Kathy; Zimmerman, John
Subject: December Agency Review Memo IV
 
Good afternoon,
 
Please find the attached Agency Review Memo with a case received in December by Washoe County
Community Services Department, Planning & Development. 
 
You’ve been asked to review the application for Item 1.  The item description and a link to the
application are provided in the memo.  Also, please see the yellow highlighted note regarding an
Agency Review Meeting for this case on January 11, 2017.
 
Thank you!
 

Katy Stark
Office Support Specialist
Washoe County Community Services Department
(775) 328-3618 (office)
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DEPARTMENT OF CONSERVATION AND NATURAL RESOURCES 

DIVISION OF WATER RESOURCES 

901 South Stewart Street, Suite 2002 
Carson City, Nevada 89701-5250 

(775) 684-2800 • Fax (775) 684-2811 
(800) 992-0900  

(In Nevada Only) 
www.water.nv.gov 

 
January 3, 2017 

 
Subdivision Review No. 20888-T, Case Number WTM16-003 
 
RE:  Comments on Approval of Tentative Map for Bailey Creek Estates 
 
To:  Kelly Mullin, Planner 

Community Development Department 
City of Reno 
P. O. Box 1900 
Reno, NV 89505 

 
Name:  Bailey Creek Estates 
 
County: Washoe County – Geiger Grade/Highway 341 and Shadow Hills Drive 
 
Location: A portion of Section 27, Township 18 North, Range 20, East, MDB&M. 
  
Plat: Tentative: Fifty-six (56) lots, common areas, and right-of-ways totaling 

approximately 28.76 acres and being Washoe County Assessor’s Parcel Numbers 
017-520-03 and 017-480-02. 

 
Water Service  
Commitment  
Allocation:  No water is committed at this time. No estimate of demand. 
 
Owner- C. B. Maddox 
Developer: P. O. Box 70577 

Reno, NV 89570 
 
Engineer: Blake D. Carter, P. E. 

Wood Rodgers 
  5440 Reno Corporate Drive 
  Reno, NV 89511 
 
 

 
LEO DROZDOFF 

Director 
 

JASON KING, P.E. 
State Engineer 

STATE OF NEVADA 

 

 

 
Brian Sandoval 

Governor 
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Subdivision Review No. 20888-T 
01/03/2017 
Page 2 of 2 

 
Water  
Supply: Truckee Meadows Water Authority 
 
General: There are no active water rights appurtenant to the described lands in this 

proposed project. Any water used on the described lands should be provided by an 
established utility or under permit issued by the State Engineer’s Office. 

 
All waters of the State belong to the public and may be appropriated for beneficial 
use pursuant to the provisions of Chapters 533 and 534 of the Nevada Revised 
Statutes (NRS), and not otherwise. 
 
Any water or monitor wells, or boreholes that may be located on either acquired 
or transferred lands are the ultimate responsibility of the owner of the property at 
the time of the transfer and must be plugged and abandoned as required in 
Chapter 534 of the Nevada Administrative Code.  If artesian water is encountered 
in any well or borehole it shall be controlled as required in NRS § 534.060(3). 

 
Municipal water service is subject to Truckee Meadows Water Authority rules 
and regulations and approval by the Office of the State Engineer regarding water 
quantity and availability. 

 
A Will Serve from Truckee Meadows Water Authority and mylar map of the 
proposed project must be presented to the State Engineer for approval and signed 
through his office prior to development. 

 
Action:  Tentative approval of Bailey Creek Estates subdivision based on acceptance of 

Water Will Serve by Truckee Meadows Water Authority. 
  
 
       Best regards, 
 
 
 
 
        

Steve Shell 
      Water Resource Specialist II 
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From: JEFF HALICZER
To: Mullin, Kelly
Subject: Baily Creek Estates
Date: Saturday, January 21, 2017 5:35:14 PM

Received a notice about the upcoming meeting and because of other commitments I
will not be able to attend. Yet felt the need to express my opinion.

I am a resident in the area off Geiger Grade, on Pinion Dr. Been in the south part of
the Truckee Meadows since I moved to Nevada in 1990. I love it out here for a variety
of reasons.

Yet the urban sprawl that has encroached further south all the time is upsetting.

I own an acre and all the neighbors in the area are on an acre, it is country and it is
wonderful to not have people jammed in so tight.

But to hear about this development and the small lot sizes of .41 of an acre is
upsetting. Kutri Ranch is possibly similar and the houses are so close to each other I
am amazed at the number of houses in these developments.

The inadequate access into and out of the proposed area is a concern. The lack of a
center turn lane on Geiger Grade (I have called the NVDOT a few times on this) and
the amount of space for drainage (.75) is inadequate especially with the recent
weather we have been having.

I oppose this plan and wanted to go on record on this.

Respectfully,
Jeff Haliczer
15225 Pinion Dr.
Reno, Nevada 89521
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From: Holly O"Driscoll
To: Mullin, Kelly
Cc: Kim Davis; solferino@sbcglobal.net; joncady@sbcglobal.net; Bill O"Driscoll
Subject: Re: Bailey Creek Estates Development off Geiger Grade
Date: Thursday, January 19, 2017 8:06:52 PM

Ms. Mullen, 

Reviewing the information online about this proposed subdivision raises
several concerns regarding development of this plot of land. I live on High
Chaparral Drive and part of this development will be across Geiger Grade
from me. 

Traffic: 

The estimated traffic volume seems extremely low for the number of
homes. Years ago, under a prior plan for about 100 homes (as I recall) the
estimated traffic was 500 or more trips a day (I do not recall the exact
numbers). Because of the volume -- my understanding was that a
dedicated turn lane on the south side of Geiger Grade would be included in
future development. I do not see that in the plot maps for this project. 
The traffic numbers that are in the plan are confusing. How many trips a
day will be added to the intersection? 

I was told that under the prior plan, access going into the development
would be allowed from Geiger Grade, via the one-lane widening. Exit
access onto Geiger Grade would be from Kivet or Moon Lane -- areas that
do not cause an intersection problem. 

The reason for my concern: Shadow Hills is a major artery in and out of
the Foothills neighborhood. If people get backed up getting in or out via
Shadow Hills, they will use High Chaparral Drive to High Chaparral Way as
a cut off -- endangering the many children and pedestrians on my block.
This would adversely impact my neighborhood -- and my property values.
There is a dedicated turn lane on Geiger Grade to turn north into to High
Chaparral. There should be a dedicated lane to turn south into this
project. 

Flood/water/drainage 

I see that part of the proposed area is designated as a flood zone. In these
past weeks, significant flooding has occurred over there -- and backed up
to the point of closing Toll Road. 

This plan seems to indicate that in would not impact or change the flood
danger. I am not convinced ... and quite concerned that grading and
topography changes could cause water to rise to the Geiger Grade level --
and by extension toward my property. 

WTM16-003 
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Horses 

Wild horses traverse and graze in that plot on a regular basis. I presume
they also access whatever water flows down the drainage area that flows
through the entire plot. Will the horses continue to have access? Will more
be pushed into the road -- and in front of cars? 

I would appreciate your feed back on these concerns -- particularly the
traffic issue as that is the most crucial and likely harm to be felt by
residents throughout the existing Foothill neighborhood. New development
should not take precedence over our safety -- especially when it can be
mitigated by changing the traffic pattern in and out of this project.   

Best Regards, 

Holly O'Driscoll
1240 High Chaparral Drive
Reno, NV 89521
775-762-7576

​
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SOLAEGUI
ENGINEERS

December 22,2016

Ms. Kelly Mullin
Washoe County Community Services Department
l00l East Ninth Street
Reno, Nevada 89512

Re: Cottonwood Creek Estates, Trip Generation Letter

Dear Kelly:

This letter contains the findings of our trip generation review of the proposed single family
subdivision located on Gieger Grade Road in the Virginia City Foothills region of
unincorporated Washoe County, Nevada. The project site plan is attached. Fifty six lots are

proposed in the subdivision.

Trip generation calculations for the proposed use are based on the Ninth Edition of ITE Trip
Generation (2012). The calculation sheet is attached for ITE land use #210: Single Family
Detached Housing. Table i shows the trip generation sunmary for the proposed future use.

TABLE 1

TRIP GENERATION

LAND USE

Single Family Housing
56 Dwelling Units

ADT

533

AM PEAK HOUR
TOTAL

42

PM PEAK HOUR
TOTAL

56

As indicated in Table 1, the average daily trip total for the fifty six lots is 533 trips tvith 42
AM peak hour trips and 56 PM peak hour trips. These totals are be low the 80 peak hour trip
threshold that triggers the need for a full traffic study. Consequently a traffic study is not
required. However, the project developer has offered to prepare a traffic study as a courtesy
to the county.

We trust that this information will be adequate for your
contact us if you have any questions or comments.

immediate project review. Please

Enclosures k.- l'
Letters/Cottonwood Creek Estates Trip Letter

evodo 89431 . 77 51 358-1OO4 . FAX 77 5 I 358- I 098

Civil & Troffic Engineers
e-moil: psoloegui@ool, com

EYtr6-9-18
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For 56

Proj ect :

Phase:

Description:

Average
Dwelling Units of

Rate Trip Cal-cufations
Single Family Detached Housing(210) - tRl

Open Date:
Analysis Date:

Average
Rate

Standard Adjustment Driveway
Deviation Factor Vo-Lume

Avg. Weekday 2-Way Vol-ume

7-9 AM Peak Hour Enter
7-9 AM Peak Hour Exit
7-9 AM Peak Hour Total

4-6 PM Peak Hour Enter
4-6 PM Peak Hour Exit
4-6 PM Peak Hour Total

Saturday 2-Way Vofume

Saturday Peak Hour Enter
Saturday Peak Hour Exit
Saturday Peak Hour Total

9 .52

0.19
0.56
0.75

0.63
0.37
1.00

9.91

3.70 1.00

1.00
1.00
1.00

1.00
1.00
1.00

1.00

533

11
31
42

35
2I
56

s55

28
24
52

0.50
0.43
0.93

0.00
0.00
0. 90

0.00
0.00
1 n trA. UJ

a 1a

0.00
0.00
0.99

1.00
t_.00
l-.00

Note: A zero indicates no data avail-abl-e.
Source: Institute of Transportation Engineers

Trip Generation Manuaf, 9th Edition, 2012

TRIP GENERAT]ON 20T3, TRAFFICWARE, LLC
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TRAFFIC STUDY
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715 H Street
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(77s) 3s8-1004

-26-/6.- ?7,
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BAILEY CREEK ESTATtrS

TRAFFIC STUDY

EXECUTIVE SI-]MMARY

The proposed Bailey Creek Estates development is located in Washoe County, Nevada. The project
site is located south of Geiger Grade, east of Toll Road and west of Kivett Lane. The project site is

currently undeveloped land. The purpose of this study is to address the project's impact upon the

adjacent street network. The Geiger Grade/Shadow Hills Drive intersection has been identified for
AM and PM peak hour capacity analysis for the existing, existing plus project,2026 base, and2026
base plus project scenarios.

The proposed Bailey Creek Estates development will include the construction of a residential
subdivision containing 56 single family homes. Project access will be provided from the extension
of Shadow Hills Drive south of Geiger Grade. The project is anticipated to generate 533 average

daily trips tnnth 42 trips occurring during the AM peak hour and 56 trips occurring during the PM
peak hour,

Traffic generated by the proposed Bailey Creek Estates development will have some impact on the
adjacent street network. The following recommendations are made to mitigate project traffic
impacts.

It is recommended that any required signing, striping or traffic control improvements comply with
Nevada Department of Transportation and Washoe County requirements.

It is recommended that the Geiger Grade/Shadow Hills Drive intersection be improved as a four-
leg intersection with stop sign control at the north and south approaches. The west approach shall
contain an exclusive right turn lane containing 220 feet of deceleration length with a 15: 1 taper.

It is recommended that the on-site roadways and cul-de-sacs be designed per Washoe County
standards.

SOLAEGUI ENGINEERS, LTD.
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INTRODUCTION

STUDY AREA

The proposed Bailey Creek Estates development is located in Washoe County, Nevada. The project
site is located south of Geiger Grade, east of Toll Road and west of Kivett Lane. Figure 1 shows the
approximate location of the project site. The purpose of this study is to address the project's impact
upon the adjacent street network. The Geiger Grade/Shadow Hills Drive intersection has been
identified for AM and PM peak hour capacity analysis for the existing, existing plus project,2026
base, and 2026base plus project scenarios.

EXISTING AND PROPOSED LAND USES

The project site is currently undeveloped land. Adjacent land generally includes single family
dwelling units to the north, south, east and west. The proposed Bailey Creek Estates development
will include the construction of a residential subdivision containing 56 single family detached

homes. Project access will be provided from the extension of Shadow Hills Drive south of Geiger
Grade.

EXISTING AND PROPOSED ROADWAYS AND INTERSECTIONS

Geiger Grade (State Route 341) is a two-lane roadway with one through lane in each direction in the
vicinity of the site. The speed limit is posted for 45 miles per hour adjacent to the site. Roadway
improvements generally include graded shoulders with solid white edgelines and a double solid
yellow centerline.

Shadow Hills Drive is a two-lane roadway with one through lane in each direction north of Geiger
Grade. The speed limit is posted for 25 miles per hour. Roadway improvements generally include
curb and gutter on both sides of the street. With development of the project, Shadow Hills Drive
will be extended south of Geiger grade to provide access to the site.

The Geiger Grade/Shadow Hills Drive intersection is an unsignalized three-leg intersection with
stop sign control at the north approach. The north approach contains one shared left turn-right
turn lane. The west approach contains one shared left turn-through lane. The east approach
contains one shared through-right turn lane. With development of the project, the Geiger
Grade/Shadow Hills Drive intersection will be improved as a four-leg intersection with stop sign
control at the north and south approaches.

SOLAEGUI ENGINEERS, LTD.
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TzuP GENERATION

In order to assess the magnitude of traffic impacts of the proposed project at the key intersection,
trip generation rates and peak hours had to be determined. Trip generation rates were obtained from
the Ninth Edition of ITE Trip Generation (2012) for Land Use 210 "Single Family Detached
Housing". The proposed Bailey Creek Estates development will include the construction of a

residential subdivision containing 56 single family homes. Trips generated by the project were

calculated for an average weekday and the weekday peak hours occurring between 7:00 AM and

9:00 AM and 4:00 PM and 6:00 PM, which correspond to the peak hours of adjacent street traffic.
Table 1 shows a summary of the average daily traffic (ADT) and peak hour volumes generated by
the proposed development.

TRIP DISTRIBUTION AND ASSIGNMENT

The distribution of the project traffic to the key intersection was based on existing peak hour
traffic patterns and the locations of attractions and productions in the area. Figure 2 shows the
anticipated trip distribution. The peak hour trips shown in Table 1 were subsequently assigned to
the key intersection based on the trip distribution. Figure 3 shows the trip assignment at the key
intersection for the AM and PM peak hours.

EXISTING AND PROJECTED TRAFFIC VOLUMES

Figure 4 shows the existing traffic volumes during the AM and PM peak hours. The existing AM
and PM peak hour volumes were obtained from traffic counts taken in December of 2016. Figure 5

shows the existing plus project AM and PM peak hour traffic volumes. The existing plus project
traffic volumes were obtained by adding the project trips to the existing traffic volumes. Figure 6

shows the 2026 base traffic volumes during the AM and PM peak hours. The 2026 base traffic
volumes were estimated by applying a 1.0o/o average annual growth rate to the existing traffic
volumes. A negative growth rate was derived from 10-year historic traff,rc count data obtained
from the Nevada Department of Transportation's (NDOT) Annual Traffic Report for count
station 0311031 on Geiger Grade. However, the 1.0% growth rate was used in order to ensure

conservative results. Figure 7 shows the 2026 base plus project traffic volumes. These volumes
were obtained by adding traffic volumes generated by the project to the 2026base traffic volumes.

TABLE I
TRIP GENERATION

LAND USE ADT

AM PEAK HOUR PM PEAK HOUR

IN OUT TOTAL IN OUT TOTAL

Single Family Detached Housing (56 D.U.) 533 ll 31 42 35 21 56

SOLAEGUI ENGINEERS, LTD.
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INTERSECTION CAPACITY ANALYSIS

The Geiger Grade/Shadow Hills Drive intersection was analyzed for capacity based on procedures
presented in the 2010 Highway Capacity Manual (HCM), prepared by the Transportation Research
Board, for unsignalized intersections using the latest version of the Highway Capacity software. The
result of capacity analysis is a level of service rating for each intersection minor movement. Level
of service is a qualitative measure of traffic operating conditions where a letter grade "A" through
"F", corresponding to progressively worsening traffic operation, is assigned to the minor movement.

The Highway Capacity Manual defines level of service for stop controlled intersections in terms
of computed or measured control delay for each minor movement. Level of service is not defined
for the intersection as a whole. The level of service criteria for unsignalized intersections is
shown in Table 2.

Table 3 shows a summary of the level of service and delay results for the existing, existing plus
project, 2026 base, and 2026 base plus project scenarios. The capacity worksheets are included
in the Appendix.

TABLE 2
LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS

LEVEL OF SERVICE DELAY RANGE (SEC/VEH)

A <10

B >10 and <15

C >15 and <25

D >25 and <35

E >35 and <50

F >50

TABLE 3

INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS

INTERSECTION
EXISTING

EXISTING
+ PROJECT 2026 BASE

2026 BASE
+ PROJECT

AM PM AM PM AM PM AM PM

Geiger Grade/Shadow Hills
Stop at North Leg

EB Left
SB Left-Right

A8.0
B10.8

1^7.8

B 10.2

N/A
N/A

N/A
N/A

A8.l
Bll.3

/.7.9
810.6

N/A
N/A

N/A
N/A

Geiger Grade/Shadow Hills
Stop at North and South Legs

EB Left
WB Left
NB Left-Thru-Right
SB Left-Thru-Right

N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A

A8.0
47.5

814.2
B 10.8

47.8
A8.l
ct7.4
B10.4

N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A

A8.l
/'7.5

c 15.3

Bl l.3

47.9
48.2

c19.3
B 10.9

SOLAEGUI ENGINEERS, LTD. l3

 
WTM16-003 - EXHIBIT F



The Geiger Grade/Shadow Hills Drive intersection was analyzed as an unsignalized three-leg
intersection with stop sign control at the north approach for the existing and 2026 base scenarios
and an unsignalized four-leg intersection with stop sign control at the north and south approaches
for the existing plus project and 2026 base plus project scenarios. The intersection minor
movements currently operate at LOS B or better during the AM and PM peak hours and will
continue to do so for the 2026 base traffic volumes. For the existing plus project volumes the
intersection minor movements operate at LOS C or better during the AM and PM peak hours. For
the 2026 base plus project volumes the intersection minor movements continue to operate at LOS C

or better during the AM and PM peak hours. The intersection was analyzed with the existing
approach lanes for the existing and 2026 base scenarios and with single lanes at all approaches for
the existing plus project and2026 base plus project scenarios.

The need for an exclusive westbound to southbound left turn lane was reviewed at the Geiger
Grade/Shadow Hills Drive intersection based on NDOT's access management standards. The
access management standards list design hour volumes and operating speeds which necessitate the
installation of left tum lanes on two-lane roads at unsignalized intersections. The traffrc volume
movements to be considered include advancing traffic volumes, opposing traffic volumes, and the
percent of advancing traffic which is turning left. An exclusive westbound to southbound left turn
lane is not required at the Geiger Grade/Shadow Hills Drive intersection based on the 2026 base
plus project traffic volumes.

The need for an exclusive eastbound to southbound right turn lane was reviewed at the Geiger
Grade/Shadow Hills Drive intersection based on NDOT's access management standards. The
access management standards indicates that right turn deceleration lanes are required at Class III
accesses (access to land uses that generate 500 or more trips per day) on roadways with speeds
greater than 35 miles per hour. A right turn deceleration lane is required at this location since the
project is anticipated to generate 533 trips per day and the speed limit on Geiger Grade is posted
for 45 miles per hour. The right turn lane should contain 220 feet of deceleration length with a 15:1

taper based on the 45 mile per hour speed limit on Geiger Grade.

It is recommended that the Geiger Grade/Shadow Hills Drive intersection be improved as a four-
leg intersection with stop sign control at the north and south approaches. The west approach shall
contain an exclusive right tum lane containing 220 feet of deceleration length with a 15: 1 taper.

SOLAEGUI ENGINEERS, LTD. t4
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SITE PLAN REVIEW

A copy of the preliminary site plan for the Bailey Creek Estates development is included with
this submittal. The site plan indicates that project access will be provided from the extension of
Shadow Hills Drive south of Geiger Grade to Sterling Hills Way. Sterling Hills Way will be
constructed through the center of the development and, along with Granite Mine Couft, will provide
access to the individual lots. The site plan also indicates that Moon Lane will be constructed from
Sterling Hills Way to the project's east property line. The site plan specifies that an emergency
access gate will be constructed on this segment of Moon Lane. It is recommended that the on-site
roadways and cul-de-sacs be designed per Washoe County standards.

Spacing requirements were subsequently reviewed for the Geiger Grade project access based on
NDOT's access management standards. The access management standards indicate that spacing
for unsignalized driveways shall be a minimum of 350 feet based on the 45 mile per hour speed
limit on Geiger Grade. The existing Shadow Hills Drive intersection is located approximately
1,250 feet east of High Chaparral Way and approximately 1,000 feet west of an existing driveway
serving a convenience store. The 350 feet spacing requirement is met.

RECOMMENDATIONS

Traffic generated by the proposed Bailey Creek Estates development will have some impact on the
adjacent street network. The following recommendations are made to mitigate project traffic
impacts.

It is recommended that any required signing, striping or traffic control improvements comply with
Nevada Department of Transportation and Washoe County requirements.

It is recommended that the Geiger Grade/Shadow Hills Drive intersection be improved as a four-
leg intersection with stop sign control at the north and south approaches. The west approach shall
contain an exclusive right tum lane containing 220 feet of deceleration length with a 15:1 taper.

It is recommended that the on-site roadways and cul-de-sacs be designed per Washoe County
standards.

SOLAEGUI ENGINEERS, LTD. 15
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Trip Generation Summary - Alternative 1

Project: New Project

Alternative: Alternative 1

Open Date: 1212212016

AnalysisDate: 1212212016

ITE

210

Land Use

Average Daily Trips

Enter Exit Total

267 266 533

AM Peak Hour of
Adjacent Street Traffic

Enter Exit Total

PM Peak Hour of
Adjacent Street Traffic

Enter Exit Total

11 31 42 35 21 56SFHOUSE 1

56 Dwelling Units

Unadjusted Volume

lnternal Capture Trips

Pass-By Trips

Volume Added to Adjacent Streets

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Total AM Peak Hour lnternal Capture = 0 Percent

Total PM Peak Hour lnternal Capture = 0 Percent

Source: lnstitute of Transportation Engineers, Trip Generation Manual 9th Edition, 2012
TRIP GENERATION 2014, TRAFFICWARE, LLC
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General lnformation Site lnformation

Analyst MSH I ntersection Geiger & Shadow Hills

Agency/Co. Solaegui Engineers Jurisdiction NDOT

Date Performed 12/22/2016 East^Vest Street Geiger Grade

Analysis Year 201 6 North/South Street Shadow Hills Drive

Time Analyzed AM Existing Peak Hour Factor 0.92

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

1'lfYt f r
l'1;lcr:tr,i:r t. i wr ri

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 I 4U 4 5 6 7 I 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 0 0 0 0 0 0 0

Configuration LT TR LR

Volume, V (veh/h) 13 98 303 1 2 77

Percent Heavy Vehicles (%) 3 3 3

Proportion Time Blocked

Percent Grade (%) 0

Right Turn Channelized No No No No

Median Type/Storage Undivided

Critical and Follow-up Headways

Base Critical Headway (sec)

Critical Headway (sec)

Base Follow-Up Headway (sec)

Follow-Up Headway (sec)

Delay, Queue Length, and Level of Service

Flow Rate, v (veh/h) 14 B6

Capacity, c (veh/h) 1223 704

v/c Ratio 001 012

95% Queue Length, Qe5 (veh) 00 04

Control Delay (s/veh) 80 108

Level of Service, LOS A B

Approach Delay (s/veh) 10 10I

Approach LOS B

Copyright @ 2016 University of Florida. All Rights Reserved. HCS 2010'" TWSC Version 6.90 Generated: 12/27 /2016 4:.49:36 PM
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General lnformation Site Information
Analyst MSH lntersection Geiger & Shadow Hills

Agency/Co. Solaegui Engineers iurisdiction NDOT

Date Performed 12/22/2016 East/West Street Geiger Grade

Analysis Year 2016 North/South Street Shadow Hills Drive

Time Analyzed PM Existing Peak Hour Factor 0.92

lntersection Orientation East-West Analysis Time Period (hrs) 025

Project Description

Lanes

N1ajor Street: East-Wesl

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 0 0 1 U 0 0 0 0 0 0

Configuration LT TR LR

Volume, V (veh/h) 52 331 189 6 5 41

Percent Heavy Vehicles (7d 3 3 3

Proportion Time Blocked

Percent Grade (%) U

Right Turn Channelized No No No No

Median Type/Storage Undivided

Critical and Follow-up Headways

Base Critical Headway (sec)

Critical Headway (sec)

Base Follow-Up Headway (sec)

Follow-Up Headway (sec)

Delay, Queue Length, and Level of Service

Flow Rate, v (veh/h) 57 50

Capacity, c (veh/h) 1 3s1 748

v/c Ratio 004 0.07

95% Queue Length, Qe5 (veh) 01 02

Control Delay (s/veh) 78 10.2

Level of Service, LOS A B

Approach Delay (s/veh) 14 102

Approach LOS B

Copyright @ 2016 University of Florida. AII Rights Reserved. HcS 2010* TWSC Version 6.90 Generated: 12/27/20164:50:06 pM
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General lnformation Site lnformation
Analyst MSH lntersection Geiger & Shadow Hills

Agency/Co. Solaegui Engineers Jurisdiction NDOT

Date Performed 12/22/2016 East^Vest Street Geiger Grade

Analysis Year 2015 North/South Street Shadow Hills Drive

Time Analyzed AM Existing + Project Peak Hour Factor 0.92

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

N'1ajor Street: East West

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority
,I 

U 1 2 ? 4U 4 5 6 7 8 9 '10 11 12

Number of Lanes 0 0 1 0 0 0
,l

0 0 1 0 0 1 0

Configuration LTR LTR LTR LTR

Volume, V (veh/h) 13 98 10 1 303 1 29 n 2 2 0 77

Percent Heavy Vehicles (%) 3 3 3 3 3 3 3 3

Proportion Time Blocked

Percent Grade (%) 0 0

Right Turn Channelized No No No No

Median Type/Storage Undivided

Critical and Follow-up Headways

Base Critical Headway (sec)

Critical Headway (sec)

Base Follow-Up Headway (sec)

Follow-Up Headway (sec)

Delay, Queue Length, and Level of Service

Flow Rate, v (veh/h) 14 34 86

Capacity, c (veh/h) 1223 1462 423 702

v/c Ratio 001 000 008 012

95% Queue Length, Qe5 (veh) 00 00 03 04

Control Delay (s/veh) 80 7S 142 10I
Level of Service, LOS A B B

Approach Delay (s/veh) 09 00 142 10 8

Approach LOS B B

Copyright @ 2016 University of Florida. All Rights Reserved. Hcs 2010'" TWSC Version 6.90 Generated: 12/27 /2016 4:50:42 pM
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General lnformation Site lnformation
Analyst MSH I ntersection Geiger & Shadow Hills

Agenry/Co. Solaegui Engineers Jurisdiction NDOT

Date Performed 't2/22/2016 EastAVest Street Geiger Grade

Analysis Year 2016 North/South Street Shadow Hills Drive

Time Analyzed PM Existing + Project Peak Hour Factor 0.92

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

1{VYt Pf
r,i:rar !i1i1:::i: L; : V"'r:i

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 1 2 3 4U 4 5 6 7 B 9 10 11 12

Number of Lanes 0 0 0 0 0 1 0 0 1 0 0 1 0

Configuration LTR LTR LTR LTR

Volume, V (veh/h) 52 331 33 2 '189 6 20 0 1 5 0 41

Percent Heavy Vehicles (%) ? 3 3 3 3 3 3 3

Proportion Time Blocked

Percent Grade (%) 0 0

Right Turn Channelized No No No No

Median Type/Storage Undivided

Critical and Follow-up Headways

Base Critical Headway (sec)

Critical Headway (sec)

Base Follow-Up Headway (sec)

Follow-Up Headway (sec)

Delay, Queue Length, and Level of Service

Flow Rate, v (veh/h) 57 2 23 50

Capacity, c (veh/h) 1 351 1156 313 722

v/c Ratio 004 0.00 0.07 007

957o Queue Length, Qe5 (veh) 01 00 02 02

Control Delay (s/veh) 78 81 174 104

Level of Service, LOS A A c B

Approach Delay (s/veh) 13 01 174 104

Approach LOS c B

Copyright @ 2016 University of Florida. All Rights Reserved. HcS 201 0'" TWSC version 6.90 Generated: 12/27 /20164:51:03 pM
GgSh 16pw.xtw
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General Information Site lnformation
Analyst MSH I ntersection Geiger & Shadow Hills

Agency/Co. Solaegui Engineers Jurisdiction NDOT

Date Performed 12/22/2016 East/West Street Geiger Grade

Analysis Year 2026 Nofth/South Street Shadow Hills Drive

Time Analyzed AM Base Peak Hour Factor 0.92

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

I A+ I. t

(-
&
<F

F
+

YT P'
Nlajor Streer.: Eart Wc'st

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority
,1U

1 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 n 1 0 0 0 1 0 0 0 0 0 n

Configuration LT TR LR

Volume, V (veh/h) 15 108 335 2 3 85

Percent Heavy Vehicles (%) 3 3 3

Proportion Time Blocked

Percent Grade (%) 0

Right Turn Channelized No No No No

Median Type/Storage Undivided

Critical and Follow-up Headways

Base Critical Headway (sec)

Critical Headway (sec)

Base Follow-Up Headway (sec)

Follow-Up Headway (sec)

Delay, Queue Length, and Level of Service

Flow Rate, v (veh/h) 16 95

Capacity, c (veh/h) 1 186 671

v/c Ratio 001 0.14

95% Queue Length, Qss (veh) 00 05

Control Delay (s/veh) 81 113

Level of Service, LOS A B

Approach Delay (s/veh) 11 113

Approach LOS B

Copyright @ 2016 University of Florida. All Rights Reserved. HCS 2010'u TWSC Version 6.90 Generated: j2/27/2016 4:51:27 pM

GgSh26ax.xtw  
WTM16-003 - EXHIBIT F



General lnformation Site lnformation
Analyst MSH lntersection Geiger & Shadow Hills

Agency/Co. Solaegui Engineers Jurisdiction NDOT

Date Performed 12/22/2016 EastAvest Street Geiger Grade

Analysis Year 2026 North/5outh Street Shadow Hills Drive

Time Analyzed PM Base Peak Hour Factor 0.92

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

lr'lajor Street: East-lvest

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Northbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U I 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 1 0 tt 0 1 n 0 0 0 n 0

Configuration LT TR LR

Volume, V (veh/h) 58 366 209 7 6 45

Percent Heavy Vehicles (%) 3 3 3

Proportion Time Blocked

Percent Grade (%) 0

Right Turn Channelized No No No No

Median Type/Storage Undivided

Critical and Follow-up Headways

Base Critical Headway (sec)

Critical Headway (sec)

Base Follow-Up Headway (sec)

Follow-Up Headway (sec)

Delay, Queue Length, and Level of Service

Flow Rate, v (veh/h) 63 56

Capacity, c (veh/h) 1 325 696

v/c Ratio 0.05 008

95olo Queue Length, Qe5 (veh) 01 03

Control Delay (s/veh) 79 10 6

Level of Service, LOS A B

Approach Delay (s/veh) 15 10.6

Approach LOS B

Copyright @ 201 6 University of Florida. All Rig hts Reserved HcS 201 o'" TWSC Version 6.90 Generated: 12/27 /2016 4:51:49 pM

GgSh26px.xtw  
WTM16-003 - EXHIBIT F



General lnformation Site lnformation

Analyst MSH I ntersection Geiger & Shadow Hills

Agency/Co. Solaegui Engineers Jurisdiction NDOT

Date Performed 12/22/2016 East^Vest Street Geiger Grade

Analysis Year 2026 North/South Street Shadow Hills Drive

Time Analyzed AM Base + Project Peak Hour Factor 092

lntersection Orientation East-West Analysis Time Period (hrs) 0.25

Project Description

Lanes

Major Street: East-Wesl

Vehicle Volumes and Adjustments

Approach Eastbound Westbound Norlhbound Southbound

Movement U L T R U L T R U L T R U L T R

Priority 1U 2 3 4U 4 5 6 7 8 9 10 11 12

Number of Lanes 0 0 0 0 0 1 0 U 1 0 0 1 0

Configuration LTR LTR LTR LTR

Volume, V (veh/h) 15 108 10 1 335 2 29 0 2 3 0 85

Percent Heavy Vehicles (%) 3 3 3 5 3 3 3 3

Proportion Time Blocked

Percent Grade (%) n 0

Right Turn Channelized No No No No

Median Type/Storage Undivided

Critical and Follow-up Headways

Base Critical Headway (sec)

Critical Headway (sec)

Base Follow-Up Headway (sec)

Follow-Up Headway (sec)

Delay, Queue Length, and Level of Service

Flow Rate, v (veh/h) 16 1 34 95

Capacity, c (veh/h) 1 186 1450 382 667

v/c Ratio 001 000 0.09 0.14

95% Queue Length, Qss (veh) 0.0 00 03 05

Control Delay (s/veh) 81 75 15 3 1'1 3

Level of Service, LOS A c B

Approach Delay (s/veh) 10 00 1 s.3 113

Approach LOS c B
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General lnformation Site lnformation

Geiger & Shadow Hills

PM Base + Project

Analysis Time Period (hrs)

'{vYIrr
l"4a.jor Stre"t Eest Vy'es1

Vehicle Volumes and Adjustments

Percent Heavy Vehicles (%)

Right Turn Channelized

Critical and Follow-up Headways

Base Follow-Up Headway (sec)

Follow-Up Headway (sec)

Delay, Queue Length, and Level of Service
Flow Rate, v (veh/h)

95% Queue Length, Qe5 (veh)

Level of Service, LOS
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