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TENTATIVE SUBDIVISION MAP CASE NUMBER:  WTM18-003 (Valle Vista) 
 
BRIEF SUMMARY OF REQUEST:  To allow the subdivision of 15.33 acres for a 75 lot common 
open space development 
 
STAFF PLANNER: Planner’s Name: Julee Olander 
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CASE DESCRIPTION 

For possible action, hearing, and discussion to approve 
a tentative map to allow the subdivision of 15.33 acres 
into a 75 lot common open space development. The 
overall density of the project would be 4.9 dwelling units 
per acre. 
 
Applicant/Owner: Landbank Development Co. 

LLC 
Location: 550 East 4th Ave. 
APN: 085-122-03 
Parcel Size: ±15.33 
Master Plan:  Suburban Residential 
Regulatory Zone: High Density Suburban (HDS –  

Seven units per acre) 
Area Plan: Sun Valley 
CAB: Sun Valley 
Dev Code: Article 608 – Tentative 

Subdivision Maps & Article 408 
– Common Open Space 
Development  

Comm. District:  5 – Commissioner Herman 
Sec/Town/Range:          Section 20, T20N, R20E, MDM, 

Washoe County, NV 
 

 

 
     

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained in the staff report and information 
received during the public hearing, the Washoe County Planning Commission approve, with the conditions 
included as Exhibit A to this matter, Tentative Subdivision Map Case Number TM18-003 for Landbank 
Development Co. LLC, having made all ten findings in accordance with Washoe County Code Section 
110.608.25:  

(Motion with Findings on Page 11) 
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Tentative Subdivision Map 
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, and any specific 
plans adopted by the County; 

• 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 an 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 WTM18-003 are attached 
to this staff report and will be included with the Action Order.  
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Site Plan 

Project Evaluation 
The applicant is requesting to develop a 75 lot common open space subdivision with lots ranging in 
size from 4,015 square feet to 6,293 square feet and the density is 4.9 dwellings per acre- which 
meets the Truckee Meadows Regional Planning (TRPA) requirement. The TRPA Policy 1.2.1 
requires that in the unincorporated areas of the County the density for single family detached is a 
maximum of 5 dwelling units per acre. The residential lot area of the 15.33 acres site is 8.08 acres 
and the remaining 7.25 acres includes landscape areas, streets, RV’s and trailers storage area, 
1.67 acres of undisturbed area and a 0.6 mile pedestrian path/trail loop around the perimeter of the 
subdivision. There is a proposed community garden on the eastside of the site, picnic tables and 
benches will be located along the path/trail and a ±8,740 square foot area at the entrance of the 
development for storage of residences’ RV’s and trailers.  

In 2011, a Special Use Permit (SUP) SB11-004 was approved for the site for a gated 
manufactured home park for 75-units with private streets and a common area. On February 6, 
2018 the Planning Commission approved a regulatory zone amendment and the amendment was 
presented to the Board of County Commissioners on March 27, 2018. The zoning amendment 
changed the zoning from Medium Density Suburban (MDS) to High Density Suburban (HDS). This 
change allows for the property to be developed with 75 individual residential parcels instead of 75 
mobile home spaces. The common open space tentative map is proposing to develop the site 
similar to the original approval SUP layout, with 75 individual residential parcels, private streets 
and common area. The Valle Vista Homeowner Association (HOA) will be responsible for the 
maintenance and upkeep of the common areas and streets. 
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Project Design 
The common open space development will be designed with 75 manufactured homes on individual 
parcels with 1-2 car carports. The common open space includes a community garden area, a 
path/trail, and storage area. A 0.6 acre 3 to 4 foot wide pedestrian path/trail is planned to loop 
around the perimeter of the site with picnic tables and benches at appropriate locations. The 8,740 
square foot fenced storage area will be available for residences to rent spaces for RV’s and/or 
trailers storage.  

The layout of the site will have open space around the perimeter of the site and homes adjacent to 
the open space and in the interior to the site (See Site Plan page 5). The setbacks will be 10 feet in 
the front and rear, 5 feet on the side and 20 feet from the carport. The carport size will 
accommodate either 1 or 2 cars depending on the size of the lot and home. The front yards of the 
individual lots will be landscaped with primarily native vegetation and at least one tree. The rear 
yard will be fenced with a 6 foot good neighbor fence for properties not abutting the common open 
space. Properties that backup to open space will include open view style fencing. The perimeter of 
the development will be fenced with a six foot metal ornamental fence. Approximately 43 guest 
parking spaces will be provided at various locations throughout the site. 

An identification monument sign, meeting code requirements, will be located at the entrance of the 
development. Ingress and egress will be from East 4th Avenue with a main entry gate and a 
keypad entry. A private street system will be constructed consisting of curb, gutter and sidewalk on 
one side of the street. Emergency access will be provided via Pearl Drive, at the eastern portion of 
the project site. This emergency access will be gated and have an approved emergency services 
lock which can be opened by all public safety service crews.  

Four foot rockery walls are planned to be located between interior lots and 4-6 foot rockery walls 
are planned in the steeper eastern corner of the site. A detention basin is planned in the area 
between the site and the LDS Church on the eastside of the site. The area adjacent to the 
entrance in the northwest corner of the site is in the FEMA flood zone, that area will remain open 
and will be maintained as a drainage easement and kept clear of debris. The Washoe County 
Engineering Division has addressed these issues and others in the Conditions of Approval (See 
Exhibit A). 

A Homeowners Association (HOA) will be established for the ongoing maintenance of the streets 
and grounds including the open space walls, path/trail and landscaping. In addition, the applicant 
intends to have Covenants, Conditions, and Restrictions (CC&Rs) recorded with the County 
Recorder’s Office.  

Traffic 
The access to the site is from E 4th Avenue, which is classified as a collector street in the Sun 
Valley Streets and Highway System Plan. The potential traffic impacts resulting from the proposed 
development were analyzed by staff, and it was determined that the immediate roadways that 
serve the site will maintain acceptable levels of service (LOS). The developer contacted traffic 
engineer Paul Solaegui and he stated that the calculations for 75 single family homes falls below 
the 80-peak hour rate that would require a traffic impact report. However, it is anticipated that the 
project will generate 714 ADT which the local road networks can accommodate without a reduction 
in levels of service (LOS).   

Washoe County School District 
The proposed development is zoned for Sun Valley Elementary School, Sparks Middle School and 
Hug High School. Sun Valley Elementary has a base capacity of 662 students with an enrollment 
of 681 students for 2017-18; Sparks Middle School has a base capacity of 662 students with an 
enrollment of 681 students for 2017-18; Hug High School has a base capacity of 1,645 students 
with an enrollment of 1,486 students for 2017-18. The elementary school is currently over capacity 
and the middle and high school are under capacity. The opening of the new middle school in Sun 
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Valley in the fall of 2019 will move 6th graders from the elementary school and assist in the 
overcrowding of Sun Valley Elementary School. According to the Washoe County School District, 
the 75 proposed units would generate approximately 18 students at the elementary school, 4 
students at the middle school and 7 students at the high school. (See Exhibit B – Agency Review 
Letters).  

Site Characteristics 
The subject property is currently vacant with high desert vegetation and no trees. The topography 
of the site is relatively flat with 1.44 acres containing 15% slope and the only area contain 30% 
slope in the southeast corner of the site, which is proposed to be open space. The northwest 
corner of the property is in the floodplain and is proposed to be also, part of the open space for the 
project.  

Water and Sewer 
Water and sewer service will be provided by the Sun Valley General Improvement District 
(SVGID). Water and sewer lines are located on E. 4th Avenue and the applicant is proposing to 
connect to the service on the west side of the site on Pearl Drive, which connects with E. 4th 
Avenue. 

Sun Valley Citizen Advisory Board (SVCAB) 
The proposed project was presented by the Landbank Development Co. LLC at the regularly 
scheduled Citizen Advisory Board (CAB) meeting on February 5, 2018 meeting. The presentation 
was for the proposed zoning amendments and the tentative map application. The CAB voted 4 to 1 
to submit comments, and the minutes of the meeting are attached (See Exhibit C). The meeting 
was well attended; with public comments in support of development for providing affordable 
housing, improving the site with a development with a homeowners association and bringing more 
home ownership opportunities to the area. There were also concerns for flooding, traffic, public 
safety, crime, lighting, overcrowding and more development. 

Reviewing Agencies 

• Washoe County Community Services Department 
o Engineering and Capital Projects 
o Planning and Development 
o Parks and Open Space 
o Water Rights Manager 

• Nevada Division of Environmental Protection 
• Nevada Department of Water Resources 
• Nevada Department of Transportation 
• Truckee Meadows Fire Protection District 
• Truckee Meadows Regional Planning Agency 
• Regional Transportation Commission 
• Washoe County Health District  
• Washoe County Sheriff 
• Washoe County Regional Animal Services 
• Washoe County School District 
• Washoe-Storey Conservation District 
• NV Energy 
• Sun Valley General Improvement District 
• U.S. Postal Service  

 

Twelve of the eighteen above-listed agencies/departments submitted a response to the proposed 
tentative subdivision map. Two agencies/departments had no comments. A summary of each 
agency’s comments and/or recommended conditions of approval and their contact information are 
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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 Building Division common area standards, layout of lots, CCR
requirements, and coordination with other agencies, etc.

Contact:  Julee Olander, 328-3627, jolander@washoecounty.us

• Washoe County Engineering and Capital Projects addressed drainage, storm water
management, easements, traffic, roadway improvements, and other associated matters

Contact: Leo Vesely, 775.328.2040, lvesely@washoecounty.us

• Washoe County Engineering and Capital Projects- Sewer stated that sewer will-sever letter will
be obtained from Sun Valley General Improvement District

Contact:  Tim Simpson, 775.328.2310, tsimpson@washoecounty.us

• Washoe County Health District addressed water system requirements, mass grading,
commitment of service letters, and other associated matters.

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

• Nevada Division of Water Resources stated that water rights are required and a will serve letter
from Sun Valley General Improvement District will be required, etc.

Contact: Patrick Mohn, 775.687.4684, pmohn@ndep.gov

• Sun Valley General Improvement District addressed water and sewer connection, fees, etc.

Contact:  Jon Combs, 775.673.2253, jcombs@svgid.com

• Washoe County School District identified current and anticipated capacity at nearby schools.

Contact: Mike Boster, 775.232.1571, mboster@washoeschools.net

• Regional Transportation Commission (RTC) addressed transit, pedestrian and bicycle facilities,
sidewalks and Regional Road Impact Fees.
Contact: Rebecca Kapuler, 775.332.0174, rkapuler@rtcwashoe.com

• Washoe County Water Management Planner Coordinator will require the expansion of water
and sewer services and annexation to Sun Valley GID service area.

Contact:  Vahid Behmaram, 775.328.3622, vbehmaram@washoecounty.us

Washoe County Master Plan 
Land Use and Transportation Element 

Goal Three:  The majority of growth and development occurs in existing or planned 
communities, utilizing smart growth practices. 

Policy LUT.3.1: Require timely, orderly, and fiscally responsible growth that is directed to 
existing suburban character management areas (SCMAs) within the Area Plans as well as to 
growth areas delineated within the Truckee Meadows Service Area (TMSA). 

Staff Comment:  The subject property is within the Suburban Character Management Area (SCMA) 
of the Sun Valley Area Plan, which has been identified as the area for residential growth.  

Housing Element 

Goal One:   Remove Regulatory Barriers to increase the availability of affordable and 
workforce housing for all. 
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Policy 1.1: Allow for more flexibility in the zoning, building, and land use regulations to enable 
affordable housing units to be built throughout the community. 

Staff Comment:  The proposed development will increase the availability of affordable housing. 

Policy 1.2: Evaluate the role of manufactured and mobile homes as an affordable housing 
option in the unincorporated County. 

Staff Comment:  The development will be developed with manufactured homes and will increase 
the availability of affordable housing in the County.  

Policy 1.5: Encourage development at higher densities where appropriate. 

Staff Comment:  Common open space development will increase the density on the site. 

Goal Seven:  Promote Homeownership opportunities. 
Policy 7.4: Promote home ownership as a community asset. 

Staff Comment:  The development will be a single family development and will promote home 
ownership. 

Sun Valley Area Plan – Policies 
SUN.1.3 The following Regulatory Zones are permitted within the Sun Valley Suburban 
Character Management Area: 

a. High Density Rural (HDR – One unit per 2.5 acres).
b. Low Density Suburban (LDS – One unit per acre).
c. Medium Density Suburban (MDS – Three units per acre).
d. High Density Suburban (HDS – Seven units per acre).
e. Medium Density Urban (MDU – Twenty-one units per acre).
f. Neighborhood Commercial/Office (NC).
g. General Commercial (GC).
h. Industrial (I).
i. Public/Semi-Public Facilities (PSP).
j. Parks and Recreation (PR).
k. General Rural (GR).
l. Open Space (OS).

Staff Comment):  HDS is identified as allowed regulatory zone within the Suburban Character 
Management Area of Sun Valley.  

SUN.2.7 The Nevada Department of Transportation, Regional Transportation Commission 
and Washoe County shall jointly seek funding to construct sidewalks or paved paths along 
both sides of Sun Valley Boulevard and main streets such as: 4th, 5th, 6th and 7th Avenues 
when the safety of pedestrians and children walking to and from schools requires such 
facilities. 

Staff Comment:  The applicant will install sidewalk improvements along E. 4th Avenue, that will 
match up with the existing sidewalks adjacent to the site to the east.  

SUN.10.1 Whenever applicable, all development within the Sun Valley Suburban Character 
Management Area and the Downtown Character Management Area will connect to a 
community water service. 
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Staff Comment: The development of the site will require connection to community water service as 
provided by the Sun Valley General Improvement District (SVGID). 

Staff Comment on Required Findings 
WCC Section 110.608.25 of Article 608, Tentative Subdivision Maps, requires that all of the 
following findings be made to the satisfaction of the Washoe County Planning Commission before 
granting approval of the abandonment 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 is consistent with the goals and policies of the
Master Plan and the Sun Valley Area Plan.

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 Master Plan and the Sun Valley Area Plan.

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

Staff Comment: The site is physically suited for the type of development proposed and the
site can accommodate the type of development proposed.

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

Staff Comment: The Sun Valley General Improvement District will provide water and sewer
service. The Truckee Meadows Fire Protection District has indicated that they can
adequately provide emergency services. There are adequate services available to serve the
proposed development.

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 proposed improvements will not 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: Due to the location and design of the subdivision and type of improvements,
this development 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.

Staff Comment: The proposed development has taken all easements into consideration and
will not conflict with the easements in regards to utility purposes or public access, etc.

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 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.
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Staff Comment: In the event that the roads or other lands are dedicated to the County, the 
lands will be improved such that they are consistent with the Master Plan and/or built to 
County standards. 

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: To the extent feasible, the development will include building materials to
allow for passive or natural heating and cooling opportunities. Additionally, the homes will be
oriented in such a way to take advantage of passive/natural heating and cooling
opportunities.

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 WTM18-003 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, 
with the conditions included as Exhibit A to this matter, Tentative Subdivision Map Case Number 
WTM18-003 for Landbank Development Co. LLC, 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 County Commissioners, in which case the outcome of the appeal shall be 
determined by the Washoe County Board of County Commissioners. Any appeal must be filed in 
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writing with the Planning and Building Division within 10 calendar days from the date the written 
decision is filed with the Secretary to the Planning Commission and mailed to the applicant. 

Applicant/Owner: Landbank Development Co. LLC, 1227 Baring Blvd., Sparks, NV 89434 

Representatives: CFA, David Snelgrove, 1150 Corporate Blvd., Reno, NV 89502  
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Conditions of Approval 
Tentative Subdivision Map Case Number WTM18-003 

The project approved under Tentative Subdivision Map Case Number WTM18-003 shall be 
carried out in accordance with the Conditions of Approval granted by the Planning Commission 
on April 3, 2018. 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. 

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 the recordation of a final parcel map.  The agency responsible for determining 
compliance with a specific condition shall determine whether the condition must be fully 
completed or whether the applicant shall be offered the option of providing financial assurance. 
All agreements, easements, or other documentation required by these conditions shall have a 
copy filed with the County Engineer and the Planning and Building Division.   

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 parcel map may result in the institution of 
revocation procedures.   

Washoe County reserves the right to review and revise the Conditions of Approval related to 
this Tentative 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.
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• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport
Authority must be appealed to their Board of Trustees.

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

STANDARD CONSIDERATIONS FOR SUBDIVISIONS 
Nevada Revised Statutes 278.349 

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

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

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

(c) The availability and accessibility of utilities;

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

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

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

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

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

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

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

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

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

be responsible for determining compliance with these conditions.
Contact:  Julee Olander, Planner, 775.328.3627, jolander@washoecounty.us
a. The applicant shall demonstrate substantial conformance to the plans approved as part

of this tentative subdivision map.
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b. The subdivision shall be in substantial conformance with the provisions of Washoe
County Development Code Article 604, Design Requirements, and Article 608, Tentative
Subdivision Maps.

c. In accordance with NRS 278.360, the sub-divider 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 one year 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.

d. 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.

e. All final maps shall contain the applicable portions of the following jurat:

Jurat for FIRST FINAL MAP 

THE TENTATIVE MAP FOR WTM18-003 (Valle Vista) WAS 
APPROVED BY THE WASHOE COUNTY PLANNING 
COMMISSION ON APRIL 3, 2018. 

THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS 
ALL APPLICABLE STATUTES, ORDINANCES AND CODE 
PROVISIONS; IS IN SUBSTANTIAL CONFORMANCE WITH THE 
TENTATIVE MAP; AND ALL CONDITIONS HAVE BEEN MET.  

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

THE NEXT FINAL MAP FOR WTM18-003 (Valle Vista) MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING 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. 

<Insert Merger and Re-subdivision option as applicable> 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS ____ DAY OF _______, 20____ BY THE 
WASHOE COUNTY PLANNING AND BUILDING DIRECTOR. 
THE OFFER OF DEDICATION FOR <streets, sewers> IS 
REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN 
ACCORDANCE WITH NRS CHAPTER 278.  

_______________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR,  
PLANNING AND BUILDING DIVISION 

WTM18-003 
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Jurat for ALL SUBSEQUENT FINAL MAPS 

THE TENTATIVE MAP for WTM18-003 (Valle Vista) was 
APPROVED <denied> BY THE WASHOE COUNTY PLANNING 
COMMISSION ON <date>. [If the TM had been appealed to the 
BCC --- Add:] THE WASHOE COUNTY COMMISSION 
APPROVED THE TENTATIVE MAP ON APPEAL ON <date>. 

THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS 
APPROVED AND ACCEPTED FOR RECORDATION ON <date of 
Planning and Building Director’s signature on first final map>. 
[Omit the following if second map.] THE MOST RECENTLY 
RECORDED FINAL MAP, <subdivision name and prior unit/phase 
#> FOR THIS TENTATIVE MAP WAS APPROVED AND 
ACCEPTED FOR RECORDATION ON <date of Planning and 
Building 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 COUNTY PLANNING 
COMMISSION ON <date of last Planning Commission action to 
extend the tentative map>. 

THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS 
ALL APPLICABLE STATUTES, ORDINANCES AND CODE 
PROVISIONS; IS IN SUBSTANTIAL CONFORMANCE WITH THE 
TENTATIVE MAP; AND ALL CONDITIONS HAVE BEEN MET. 

[Omit the following paragraph if this is the last final map.] 

THE NEXT FINAL MAP FOR WTM18-003 (Valle Vista) MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING DIRECTOR ON OR BEFORE THE 
EXPIRATION DATE, THE _____ DAY OF __________, 20____, 
<add two years to the current expiration date unless that date is 
more than two years away> OR AN EXTENSION OF TIME FOR 
THE TENTATIVE MAP MUST BE APPROVED BY THE WASHOE 
COUNTY PLANNING COMMISSION ON OR BEFORE SAID 
DATE. 

_______________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR,  
PLANNING AND BUILDING DIVISION 

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

NOTE 

No habitable structures shall be located on a fault that has been 
active during the Holocene epoch of geological time. 
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g. A note shall be placed on all grading plans and construction drawings stating:

NOTE 

Should any cairn or grave of a Native American be discovered during site 
development, work shall temporarily be halted at the specific site and the 
Sheriff’s Office as well as the State Historic Preservation Office of the 
Department of Conservation and Natural Resources shall be immediately notified 
per NRS 383.170.   

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

i. Lot standards for this development shall include: Front Yard Setbacks: 10 feet; Side
Yard Setback: 5 feet; Rear Yard Setback: 10 feet; and Front of Carport: 20 feet.

j. Rear yard fencing for lots that abut the open space will be constructed an open view
type of fencing.

k. All retaining walls shall be stained with a permanent desert varnish product to mimic the
color of the surrounding undisturbed hillside.

l. Minimize the use of street lighting.  Any lighting proposed must show how it is consistent
with current best practice “dark-sky” standards.  Lighting shall be shielded to prevent
light spillage onto adjacent properties or streets.

m. The developer shall install climatic adaptive landscaping in the front yard area between
the front property line and the main building of each new residential lot.

n. All landscaping shall be maintained in accordance with the provisions found in 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
Building Division, prior to a Certificate of Occupancy.  The plan shall be wet-stamped

o. At least one tree shall be installed with irrigation on each residential lot. Trees and
irrigation shall be shown on each building permit application for a dwelling.

p. A concrete pad or widened sidewalk shall be provided within the right-of-way of E. 4th
Avenue at or near the northwest corner of the site to provide a school bus stop location.
The size of the pad shall be provided to the satisfaction of the Washoe County School
District and the Washoe County Community Development Department..

q. Building lots on the east side of the site shall either be shortened by a minimum of 5 feet
or a minimum 5 foot wide easement shall be provided to accommodate drainage and to
provide a buffer to the adjacent lots to the east.

r. Conditions, covenants, and restrictions (CC&Rs), including any supplemental CC&Rs,
shall be submitted to Planning and Building 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 Planning and Building 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
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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:  

1. 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:

a. Vegetation management;

b. Watershed management;

c. Path/trail maintenance,

d. Debris and litter removal; and

e. Fire access and suppression;

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

3. All open space identified as common open space 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
open space and related improvements shall be addressed in the CC&Rs
to the satisfaction of the District Attorney’s Office.

4. No motorized vehicles shall be allowed on the platted common area.

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

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 Planning and Building staff and
the District Attorney.

t. All fencing along the perimeter of the development shall be open view style and
approved by the Washoe County Planning and Building Division.

u. Construction activities shall be limited to the hours between 7AM and 7PM on Mondays,
Tuesdays, Wednesdays, Thursdays, Fridays and Saturdays. Construction activities shall
be limited to the hours between 8AM and 5PM on Sundays.

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

w. A certification letter or series of letters by a registered landscape architect or other
persons permitted to prepare landscaping and irrigation plans pursuant to N.R.S. 623A
shall be submitted to and approved by Planning and Building.  The letter(s) shall certify
that all applicable landscaping provisions of Articles 408, 410 and 412 of the
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
Planning and Building Division has waived.

WTM18-003 
EXHIBIT A



Washoe County Conditions of Approval 

Tentative Subdivision Map Case Number WTM18-003 
Page 7 of 12 

Washoe County Engineering and Capital Projects 
2. The following conditions are requirements of the Engineering and Capital Projects, which

shall be responsible for determining compliance with these conditions.
Contact: Leo R. Vesely, 775.328.2313, lvesely@washoecounty.us
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 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. With each affected final map, provide written approval from NV Energy for any
improvements located within their easement or under their facilities.

j. 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.

k. A design level geotechnical investigation with fault study shall be provided with the
submittal of the first final map.

l. Cut slopes, fill slopes, and berms shall be setback from parcel lines and access
easements in accordance with Washoe County Code Article 438.

DRAINAGE and STORM WATER DISCHARGE PROGRAM (COUNTY CODE 110.420 and 
110.421) 

a. 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
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facilities will occur during the final map review and will be based upon the final hydrology 
report. 

b. 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.

c. 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.

d. Any increase in stormwater runoff resulting from the development and based on the 5
year and 100 storm(s) shall be detained onsite.

e. 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.

f. 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.

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

h. 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.

i. 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.

j. 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 maintenance and funding of these drainage facilities shall also be
addressed in the CC&Rs to the satisfaction of the District Attorney's Office.

k. 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.

l. 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.

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

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

p. Offsite drainage and common area drainage draining onto residential lots shall be
perpetuated around the 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 maintenance of these
drainage facilities shall be addressed in the CC&Rs to the satisfaction of the District
Attorney’s Office.

q. Prior to the finalization of the first final map, a maintenance and operation plan for the
maintenance of the projects detention basins shall be developed in accordance with the
Washoe County Code Article 421.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
a. 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.

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

c. 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.

d. 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.

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

f. 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.

g. All retaining walls that are within the slope failure wedge from Washoe 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 maintenance of the
retaining walls shall be by Homeowners Association and the CCR’s shall clearly identify
the HOA’s maintenance responsibilities of retaining walls

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

i. The Lupin Drive right-of-way adjacent to the site shall be abandoned prior the
recordation of the first final map. The former Lupin Drive right-of-way shall then be
designated as common area.

j. Curb & gutter and 5 foot sidewalk shall be constructed along the 4th Avenue frontage.
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k. An emergency access road shall be constructed from the southwest corner of the site to
E. Gepford Parkway and shall be in accordance with Washoe County Code 436.95.

l. The developer shall verify and submit proof of acceptable truck traffic movements for fire
and solid waste trucks within the project.

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

n. Provide adequate sight distance at the project exit driveway and signage per MUTCD
standards.

o. Prior to ground-disturbing activity, a proposed Construction Traffic Haul Route Plan shall
be submitted to the Engineering Division for review and approval. Any existing or
proposed roads that will be used as construction haul routes and are not designated
truck routes must be evaluated by a geotechnical study to determine the existing
structural section and its load capacity. If the pavement section is inadequate to support
the proposed construction loadings, the roadway must be redesigned or reconstructed
as needed to provide a 20-year design life in accordance with the AASHTO Interim
Guide for Flexible Pavement.

p. All regulatory traffic signs shall meet County standards and the Manual on Uniform
Traffic Control Devices.

q. If required, the applicant shall dedicate any additional right-of-way as may be required
for improvements to East 4th Avenue Drive.

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

s. Adequate snow storage easements shall be identified on the final plat.
t. If the Engineering and Capital Projects Division does not inspect the subdivision

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

u. Sidewalks on private streets shall be a minimum of 4 feet wide and shall meet ADA
requirements.

Sun Valley General Improvement District 
3. The following conditions are requirements of Utilities, which shall be responsible for

determining compliance with these conditions.
Contact:  Jon Combs, 775.673.2253, jcombs@svgid.com
a. APN 085-122-03 for 15.33 acres is within Sun Valley GID service boundary.

b. Sun Valley GID will be the water and waste water provider.

c. Any water rights that may be required for development will be required to be dedicated
to Sun Valley GID.

d. Water and Waste facility fees are also required.

e. Sun Valley GID to be signature on the Jurat.
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Washoe County Health District (WCHD) 
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: James English, 775.328.2434, jenglish@washoecounty.us
The WCHD 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 Health
District. 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.

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

2. 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 Health District of a grading permit application.

1. The final map submittal 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 Health District.

1. 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.

2. Any changes to previously approved improvement plans made prior to the final map
submittal shall be resubmitted to this Health District for approval per NAC 278.290
and NAC 445A.667.15

The WCHD requires the following to be submitted with the final map application for review 
and approval: 

a. Construction plans for the development must be submitted to this Health District 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 Health District.

b. 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 Health District 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 and be included with the final map submittal:
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1.  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; 

2. The design engineer or third person shall, pursuant to the approved inspection plan, 
periodically certify in writing to this Health District that the improvements are being 
installed in accordance with the approved plans and recognized practices of the 
trade; 

3. The developer must bear the cost of the inspections; and 

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

c. Prior to final map approval, a “Commitment for Service” letter from the sewage purveyor 
committing sewer service for the entire proposed development shall be submitted to this 
Health District. 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. 

1. A copy of this letter must be included with the final map submittal. 

d. Prior to final map 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 Health District. 

1. A copy of this letter must be included with the final map submittal. 

e. The final map submittal must include a letter from Nevada Division of Environmental 
Protection to the Health District certifying their approval of the final map. 

f. The final map application packet must include a letter from Division of Water Resources 
certifying their approval of the final map. 

g. 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. 

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

h. Prior to approval of the final map, the applicant must submit to the Health District the 
final map fee. 

Truckee Meadows Fire Protection District 
5. The following conditions are requirements of the Truckee Meadows Fire Protection District, 

which shall be responsible for determining compliance with the following codes for fire and 
life safety.  
Contact: Denise Reynolds, 775.326.6079, dreynolds@tmfpd.us  

a. 2012 International Fire Code 

b. Chapter 60 Washoe County Code  

c. 2012 WUI Code 

d. All Applicable NFPA codes     

*** End of Conditions *** 
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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: March 06, 2018 
  
To: Julee Olander, Planning and Development Division 
 
From: Leo R. Vesely, P.E., Engineering and Capitol Projects Division 
 
Re: WTM18-003  
 APN 085-122-03 
 Valle Vista (75 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. 

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. 

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 maintenance of the common areas shall also be addressed in the 
CC&Rs to the satisfaction of the District Attorney’s Office. 
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7. Any existing easements or utilities that conflict with the development shall be relocated, 
quitclaimed, and/or abandoned, as appropriate. 

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. 

9. With each affected final map, provide written approval from NV Energy for any improvements 
located within their easement or under their facilities. 

10. 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. 

11. A design level geotechnical investigation with fault study shall be provided with the submittal of 
the first final map. 

12.  Cut slopes, fill slopes, and berms shall be setback from parcel lines and access easements in 
accordance with Washoe County Code Article 438. 

 
DRAINAGE and STORM WATER DISCHARGE PROGRAM  
(COUNTY CODE 110.420 and 110.421) 
 

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. 

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. 

4. Any increase in stormwater runoff resulting from the development and based on the 5 year and 
100 storm(s) shall be detained onsite. 

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. 

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 
system shall be tied to the storm drain system or an acceptable alternative drainage system. 

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. 

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 
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normally provided by the County to maintain new stormwater facilities dedicated by the developer 
(i.e., curb and gutter, drop inlets and piping). 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. 

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. 

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

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 and construction in these areas shall be in 
conformance with the Washoe County Code Article 416. 

16. Offsite drainage and common area drainage draining onto residential lots shall be perpetuated 
around the 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 maintenance of these drainage facilities shall be addressed in 
the CC&Rs to the satisfaction of the District Attorney’s Office. 

17. Prior to the finalization of the first final map, a maintenance and operation plan for the 
maintenance of the projects detention basins shall be developed in accordance with the Washoe 
County Code Article 421.    

 
TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
 

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

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

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

4. 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. 
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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. 

7. All retaining walls that are within the slope failure wedge from Washoe 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 maintenance of the retaining walls shall be by Homeowners 
Association and the CCR’s shall clearly identify the HOA’s maintenance responsibilities of 
retaining walls 

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

9. The Lupin Drive right-of-way adjacent to the site shall be abandoned prior the recordation of the 
first final map. The former Lupin Drive right-of-way shall then be designated as common area.  

10. Curb & gutter and 5 foot sidewalk shall be constructed along the 4th Avenue frontage. 
11. An emergency access road shall be constructed from the southwest corner of the site to E. Gepford 

Parkway and shall be in accordance with Washoe County Code 436.95. 
12. The developer shall verify and submit proof of acceptable truck traffic movements for fire and 

solid waste trucks within the project. 
13. Appropriate transitions shall be provided between the existing and proposed improvements at all 

proposed street connections.  This may include removal of existing pavement. 
14. Provide adequate sight distance at the project exit driveway and signage per MUTCD standards. 

 
15. Prior to ground-disturbing activity, a proposed Construction Traffic Haul Route Plan shall be 

submitted to the Engineering Division for review and approval. Any existing or proposed roads 
that will be used as construction haul routes and are not designated truck routes must be evaluated 
by a geotechnical study to determine the existing structural section and its load capacity. If the 
pavement section is inadequate to support the proposed construction loadings, the roadway must 
be redesigned or reconstructed as needed to provide a 20-year design life in accordance with the 
AASHTO Interim Guide for Flexible Pavement. 

16. All regulatory traffic signs shall meet County standards and the Manual on Uniform Traffic 
Control Devices. 

17. If required, the applicant shall dedicate any additional right-of-way as may be required for 
improvements to East 4th Avenue Drive. 

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

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

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

21. Sidewalks on private streets shall be a minimum of 4 feet wide and shall meet ADA requirements. 
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From: Simpson, Tim
To: Olander, Julee
Cc: Klein, Kris; Lloyd, Trevor
Subject: FW: February Agency Review Memo II
Date: Tuesday, March 06, 2018 7:40:34 AM

Julee,
 
I have only one comment for WTM18-003 (Valle Vista).  The developer shall obtain their sewer will-
serve letter from the Sun Valley General Improvement District.
 
Thanks,
Timothy Simpson, P.E.
Licensed Engineer
Washoe County CSD, Engineering and Capital Projects
E: tsimpson@washoecounty.us | O: (775) 954-4648 | F: (775) 328-3699
1001 E. Ninth Street Bld A, Reno, NV  89512
P.O. BOX 11130, Reno, NV  89520-0027

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

 
 
 
 
 

From: Fagan, Donna 
Sent: Wednesday, February 21, 2018 1:14 PM
To: Gump, Mike; West, Walt; Vesely, Leo; Simpson, Tim; Lawson, Clara
Cc: Smith, Dwayne E.; Klein, Kris
Subject: February Agency Review Memo II
 

Mike, Walt, Tim, Leo, and Clara,

Please find the attached Agency Review Memo with a case received this month by CSD,
Planning and Building. 

You’ve each been asked to review the items as indicated below. Click on the highlighted
item descriptions for a link to the application.

Please send any comments or conditions to the planner listed for that item.

Mike/Walt:                         Items #3, #4, and #5
 
Leo:                                       Items #1, #2, and #3
 
Tim:                                       Items #1 and #2
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Clara:                                     Items #1 and #2
 
Thank you,
Donna
 
Donna Fagan
Office Support Specialist ½Washoe County Community Services Department ½Planning and Building Division
dfagan@washoecounty.us ½o 775.328.3616 ½f 775.328.6133 ½1001 E. Ninth St., Bldg. A, Reno, NV  89520
 

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

 
 
 
 

WTM18-003 
EXHIBIT B

mailto:dfagan@washoecounty.us
http://www.washoecounty.us/
http://www.washoecounty.us/cMail
http://www.twitter.com/washoecounty
http://www.facebook.com/washoecounty
http://www.washoecounty.us/


From: Steve Shell
To: Olander, Julee
Subject: FW: February Agency Review Memo
Date: Thursday, February 22, 2018 11:14:46 AM
Attachments: image001.png

February Agency Review Memo.pdf

Julee,
 
The tentative parcel map noted in WTM18-003 (Valle Vista) lies in the Sun Valley GID service area
and is subject to Sun Valley GID rules and regulations and is subject to approval from the Office of
the State Engineer upon submittal of a final subdivision map and a will serve from Sun Valley GID.
No water is committed at this time.
 
Steve Shell
Water Resources Specialist II
Division of Water Resources
775-684-2836
 

From: Stark, Katherine [mailto:KRStark@washoecounty.us] 
Sent: Wednesday, February 21, 2018 7:48 AM
To: Steve Shell <sshell@water.nv.gov>
Cc: Stark, Katherine <KRStark@washoecounty.us>; Emerson, Kathy <KEmerson@washoecounty.us>
Subject: February Agency Review Memo
 
Good morning,
 
Please find the attached Agency Review Memo with cases received in February by Washoe County
Community Services Department, Planning and Building. 
 
You’ve been asked to review the application for Item 3.  The item description and link to the
application are provided in the memo. 
 
Please remember to send any agency review responses/comments directly to the Planner for the
case, rather than replying to me.
 
A hard copy of this application and a check will be mailed to your office.
 
Thank you!
 

Katy Stark
Office Support Specialist | Washoe County Community Services Department | Planning & Building
Division
krstark@washoecounty.us | o 775.328.3618 | f 775.328.6133 | 1001 E. Ninth St., Bldg. A, Reno, NV 
89512
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COMMUNITY SERVICES DEPARTMENT 
Planning and Building 


1001 EAST 9TH STREET 
PO BOX 11130 
RENO, NEVADA 89520-0027 
PHONE (775) 328-3600 
FAX (775) 328.6133  


 


Application Review Memorandum I 
 


 
 
 
 
 
 


To: Reviewing Agencies 


Subject: First Review of Applications Submitted February 2018 


From: Planning and Building Division 
Community Services Department 


 
____________________________________________________________________________ 
 


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


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


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


 


 
1. Abandonment Case Number WAB18-0001 (Cheryl Ln) – For possible action, hearing, and discussion 


to approve the partial abandonment of a 33 foot access easement by reducing its width to 15 feet. 
 


• Applicant: Del Roehrick & Nancy Foster 
• Property Owner: Roehrick Trust / Foster Trust 
• Location:  15750 Cheryl Ln. – at the intersection of Big 


Smokey Dr. and Rocky Vista Ct. south of Toll Rd. 
• Assessor’s Parcel Number: 017-150-44 
• Parcel Size: 1 acre 
• Master Plan Category: Rural 
• Regulatory Zone: General Rural (GR) 


Agency Comments and Conditions Due as Follows: 
 


#1 - #3 – Agency Comments and Conditions Due – March 6, 2018 


The following case is tentatively scheduled to be heard by  


#1 – Planning Commission – April 3, 2018 



https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2018/files/WAB18-0001_ap.pdf





 


 


• Area Plan: Southeast Truckee Meadows 
• Citizen Advisory Board: South Truckee Meadows / Washoe Valley 
• Development Code: Authorized in Article 806, Vacations and 


Abandonment of Easements or Streets 
• Commission District: 2 – Commissioner (Lucey) 
• Section/Township/Range: Section 34, T18N, R20E, MDM,  


Washoe County, NV 
• Staff:  Chad Giesinger, Senior Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3626 
• E-mail:  cgiesinger@washoecounty.us  


 


 
2. Regulatory Zone Amendment Case Number WRZA18-0003 (Coches/Towers) – For possible action, 


hearing, and discussion to approve a regulatory zone amendment for parcels at 1131 and 1135 
Lakeshore Boulevard. The current zoning is Medium Density Suburban (MDS) and the requested zoning 
is Low Density Suburban (LDS). 


 
• Applicant: Coches, LLC and Tower, LLC 
• Property Owner: Coches, LLC and Tower, LLC 
• Location:  1135 Lakeshore Blvd. Incline Village 
• Assessor’s Parcel Numbers: 130-312-25 and 130-312-30 
• Parcel Size: ±1.58 acres and ±241.90 acres 
• Master Plan Category: Suburban Residential 
• Regulatory Zone: Medium Density Suburban 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village/Crystal Bay 
• Development Code: Authorized in 821 Amendment of Regulatory Zone 
• Commission District: 1 – Commissioner Berkbigler 
• Section/Township/Range: Section 23, T16N, R18E, MDM,  


Washoe County, NV 
• Staff:  Eva Krause, AICP, Planner 


Washoe County Community Services Department 
Planning and Building Division 


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


 


 
3. Tentative Subdivision Map Case Number WTM18-003 (Valle Vista) – For possible action, hearing, 


and discussion to approve a tentative map to allow the subdivision of 15.33 acres into a 75 lot common 


The following case is tentatively scheduled to be heard by  


#2 – Planning Commission – April 3, 2018 


The following case is tentatively scheduled to be heard by  


#3 – Planning Commission – April 3, 2018 



mailto:cgiesinger@washoecounty.us

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_one/2018/files/WRZA18-0003_ap.pdf

mailto:ekrause@washoecounty.us
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open space development with manufactured homes on single family lots with common areas and private 
streets. 


 
• Applicant/Property Owner: Landbank Development Company Co. LLC  
• Location:  550 East 4th Avenue 
• Assessor’s Parcel Number: 085-122-03 
• Parcel Size: ±15.33 
• Master Plan Category: Suburban Residential  
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: Article 408, Common Open Space Development 


and Article 608, Tentative Subdivision Maps 
• Commission District: 5 – Commissioner Herman 
• Section/Township/Range: Section 20, T20N, R20E, MDM,  


Washoe County, NV 
• Staff:  Julee Olander, Planner 


Washoe County Community Services Department 
Planning and Building Division 


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


 



mailto:jolander@washoecounty.us





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

WTM18-003 
EXHIBIT B

http://www.washoecounty.us/cmail
http://www.twitter.com/washoecounty
http://www.facebook.com/washoecounty
file:////c/www.washoecounty.us


 
 
 
 
 

 

TRUCKEE MEADOWS FIRE PROTECTION DISTRICT 
1001 E. Ninth St. Bldg. D 2nd Floor • Reno, Nevada  89512 • PO Box 11130 • Reno, Nevada 89520 

Office  775.326.6000  Fax  775.326.6003 

 
March 8, 2018 
 
 
 
Julie Olander, Planner  
Washoe County Community Services 
PO Box 11130 
Reno, NV 89520-0027 
 
RE: WTM18-003 Subdivision Map; Click here to enter text.  
 Click here to enter text.; Click here to enter text. 
  
Dear Mrs. Olander: 
 
The Truckee Meadows Fire Protection District (TMFPD) has reviewed the above referenced project.  
Approval by the TMFPD is subject to the following conditions: 
 
1. The project must comply with the following codes for fire and life safety;  
2. 2012 International Fire Code 
3. Chapter 60 Washoe County Code  
4. 2012 WUI Code 
5. All Applicable NFPA codes  

 
Please contact me for any additional questions. 
 
Sincerely, 
 
 
Denise Reynolds 
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From: Stark, Katherine
To: Olander, Julee
Subject: FW: re April 3, 2018 Agency Review Memo
Date: Wednesday, February 21, 2018 9:59:12 AM
Attachments: image001.png

Hi Julee,
 
See email below.
 
Thanks,
 

Katy Stark
Office Support Specialist | Washoe County Community Services Department | Planning & Building
Division
krstark@washoecounty.us | o 775.328.3618 | f 775.328.6133 | 1001 E. Ninth St., Bldg. A, Reno, NV 
89512

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

From: Jon Combs [mailto:jcombs@svgid.com] 
Sent: Wednesday, February 21, 2018 9:44 AM
To: Stark, Katherine
Cc: Jennifer
Subject: re April 3, 2018 Agency Review Memo
 
Katherine,
 
Sun Valley GID comments on Tentative Subdivision Map case number
WTM18-003 (Valle Vista) 
 
1.APN 085-122-03 for 15.33 acres is within Sun Valley GID service
boundary.
 
2.Sun Valley GID will be the water and waste water provider.
 
3.Any water rights that may be required for development will be required
to be dedicated to Sun Valley GID.
 
4.Water and Waste facility fees are also required.
 
5.Sun Valley GID to be signature on the Jurat.
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Thank you,
Jon Combs
Public Works Director
Sun Valley G.I.D.
5000 Sun Valley Blvd.,
Sun Valley, NV 89433
Ph: (775)673-2253 Fx: (775) 673-7708
www.svgid.com
 
CONFIDENTIAL: This message and any attachments are solely for the intended recipient and may
contain confidential or privileged information. If you are not the intended recipient, any disclosure,
copying, use, or distribution of the information included in this message and any attachments is
prohibited. If you have received this communication in error, please notify us by reply e-mail and
immediately and permanently delete this message and any attachments.
 
 

From: Stark, Katherine [mailto:KRStark@washoecounty.us] 
Sent: Wednesday, February 21, 2018 7:52 AM
To: 'Jon Combs'
Cc: Stark, Katherine; Emerson, Kathy
Subject: February Agency Review Memo
 
Good morning,
 
Please find the attached Agency Review Memo with cases received in February by Washoe County
Community Services Department, Planning and Building. 
 
You’ve been asked to review the application for Item 3.  The item description and link to the
application are provided in the memo. 
 
Please remember to send any agency review responses/comments directly to the Planner for the
case, rather than replying to me.
 
Thank you!
 

Katy Stark
Office Support Specialist | Washoe County Community Services Department | Planning & Building
Division
krstark@washoecounty.us | o 775.328.3618 | f 775.328.6133 | 1001 E. Ninth St., Bldg. A, Reno, NV 
89512

Connect with us:  cMail | Twitter | Facebook | www.washoecounty.us
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ENVIRONMENTAL HEALTH SERVICES 

1001 East Ninth Street   I   P.O. Box 11130   I   Reno, Nevada 89520 

775-328-2434   I   Fax: 775-328-6176   I   washoecounty.us/health 

Serving Reno, Sparks and all of Washoe County, Nevada   |   Washoe County is an Equal Opportunity Employer 

 
 
 
 
March 10, 2018 
 
 
 
Julee Olander, Planner  
Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 
 
RE: Valle Vista; APN 085-122-03  
 Tentative Subdivision Map; WTM18-003 
  
Dear Ms. Olander: 
 
The Washoe County Health District, Environmental Health Services Division (WCHD) has reviewed 
the above referenced project.  Approval by the WCHD is subject to the following conditions: 
 
Tentative Map Review and Final Map Conditions per NAC 278 

The WCHD 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 Health District. 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 Health District of a grading permit application. 
a. The final map submittal 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 Health District. 
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 Health District for approval per NAC 278.290 and NAC 
445A.66715. 

 
The WCHD 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 Health District 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 Health District. 

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 Health 
District 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 and be 
included with the final map submittal: 
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 Health District 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; and 
d. The developer may select a third-person inspector but the selection must be approved by the 

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

3. Prior to final map approval, a “Commitment for Service” letter from the sewage purveyor 
committing sewer service for the entire proposed development shall be submitted to this Health 
District. 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 map 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 Health District.  
a. A copy of this letter must be included with the final map submittal. 

5. The final map submittal must include a letter from Nevada Division of Environmental Protection to 
the Health District 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 the Health District the final map 
fee. 
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9. All grading and development activities must be in compliance with the DBOH Regulations     
Governing the Prevention of Vector-Borne Diseases. 

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, 
 
 
 
James English, REHS, CP-FS 
EHS Supervisor 
Waste Management/Land Development Programs 

JE:wr 
 
Cc: File - Washoe County Health District  
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From: Patrick Mohn
To: Olander, Julee
Subject: Valle Vista, Sun Valley, Feb. Agency Review Request, WTM18-003
Date: Wednesday, February 21, 2018 10:38:55 AM

Julee,
 
When the actual Tentative Map is submitted (with fees) for this project, the NDEP will do detailed review
and will provide a formal written recommendation to Washoe County in accordance with NAC/NRS 278. 
 
I performed a cursory review of the sanitary sewer report.  The NDEP is encouraged that the developer
intends to obtain a connection to the sanitary sewer system and sewage treatment plant (Sun Valley GID).
 
The NDEP will require an “Intent-to-Serve” letter for sewer for review at the Tentative Map level.  For
Final Map review, the NDEP will require a formal Will Serve for sewer and water from the Sun Valley
GID.    
 
Regards,
 
Pat
 
 

Patrick A. Mohn, M.Sc., P.E.
UIC Compliance Coordinator
Bureau of Water Pollution Control (BWPC)
Nevada Division of Environmental Protection
901 South Stewart Street, Suite 4001 
Carson City, NV 89701 
p: 775.687.9419    fax: 775.687.4684
pmohn@ndep.nv.gov
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From: O"Connor, Tim
To: Olander, Julee
Subject: Tentative Subdivision Map Case Number WTM18-002 (Valle Vista)
Date: Wednesday, February 21, 2018 1:42:32 PM

Good afternoon,
 
Regarding the Tentative Subdivision Map Case Number WTM18-002 (Valle Vista), the Washoe
County Sheriff’s Office has no objections with the plan.  The additional residences will further strain
our limited patrol resources, but we do not have an objection to the project.
 
Captain Tim O’Connor
Washoe County Sheriff’s Office
Patrol Division
775-328-3354
PRIDE - Professionalism, Respect, Integrity, Dedication, Equality
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COMMUNITY SERVICES 
 

 
 

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

 

 
 

1001 E. 9TH Street, Reno, Nevada 89512 

February 22, 2018 
 
TO:  Julee Olander, Planner, CSD, Planning & Development Division  
   
FROM: Vahid Behmaram, Water Management Planner Coordinator, CSD 
 
SUBJECT: Tentative Subdivision Map Case Number WTM18-003 (Valle Vista) 
 
Project description: 
 
A tentative map to allow the subdivision of 15.33 acres into a 75 lot common open space 
development with manufactured homes on single family lots with common areas and private 
streets. 
 
Project Location: 550 East 4th Avenue,  Sun Valley, Assessor’s Parcel No :085-122-03. 
 
The Community Services Department (CSD) offers the following Water Rights conditions and 
/or comments regard this tentative map: 
 

1) There are no water rights conditions or comments for approval.  
2) Following the possible approval of the tentative subdivision map, the potential future 

project will require water supply and sewer service which in turn will require the 
expansion of water and sewer services and annexation to Sun Valley GID service area.   

3) Application indicates initiation of a water and sewer discovery process with SVGID. 
4) Valid water and sewer will serve letters will be required prior to approval of the final 

map. 
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From: Schull, Shyanne
To: Olander, Julee
Subject: WCRAS Reponse to Item #3
Date: Friday, February 23, 2018 2:37:23 PM
Attachments: February Agency Review Memo.pdf

image003.png

Good afternoon,
I have reviewed the plans for Item #3 on the February Agency Review Memo and I do not see any
concerns from our perspective. 
Thank you,
 
Shyanne Schull
Director
Washoe County Regional Animal Services
2825A Longley Lane
Reno, NV 89502
775.328.2142 Office
775.322.3647 Dispatch
Sschull@washoecounty.us
www.washoeanimals.com
 
“Promoting responsible care of animals
through education, proactive outreach,
and regulation, making Washoe County
a safe community”.
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COMMUNITY SERVICES DEPARTMENT 
Planning and Building 


1001 EAST 9TH STREET 
PO BOX 11130 
RENO, NEVADA 89520-0027 
PHONE (775) 328-3600 
FAX (775) 328.6133  


 


Application Review Memorandum I 
 


 
 
 
 
 
 


To: Reviewing Agencies 


Subject: First Review of Applications Submitted February 2018 


From: Planning and Building Division 
Community Services Department 


 
____________________________________________________________________________ 
 


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


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


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


 


 
1. Abandonment Case Number WAB18-0001 (Cheryl Ln) – For possible action, hearing, and discussion 


to approve the partial abandonment of a 33 foot access easement by reducing its width to 15 feet. 
 


• Applicant: Del Roehrick & Nancy Foster 
• Property Owner: Roehrick Trust / Foster Trust 
• Location:  15750 Cheryl Ln. – at the intersection of Big 


Smokey Dr. and Rocky Vista Ct. south of Toll Rd. 
• Assessor’s Parcel Number: 017-150-44 
• Parcel Size: 1 acre 
• Master Plan Category: Rural 
• Regulatory Zone: General Rural (GR) 


Agency Comments and Conditions Due as Follows: 
 


#1 - #3 – Agency Comments and Conditions Due – March 6, 2018 


The following case is tentatively scheduled to be heard by  


#1 – Planning Commission – April 3, 2018 



https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_two/2018/files/WAB18-0001_ap.pdf





 


 


• Area Plan: Southeast Truckee Meadows 
• Citizen Advisory Board: South Truckee Meadows / Washoe Valley 
• Development Code: Authorized in Article 806, Vacations and 


Abandonment of Easements or Streets 
• Commission District: 2 – Commissioner (Lucey) 
• Section/Township/Range: Section 34, T18N, R20E, MDM,  


Washoe County, NV 
• Staff:  Chad Giesinger, Senior Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3626 
• E-mail:  cgiesinger@washoecounty.us  


 


 
2. Regulatory Zone Amendment Case Number WRZA18-0003 (Coches/Towers) – For possible action, 


hearing, and discussion to approve a regulatory zone amendment for parcels at 1131 and 1135 
Lakeshore Boulevard. The current zoning is Medium Density Suburban (MDS) and the requested zoning 
is Low Density Suburban (LDS). 


 
• Applicant: Coches, LLC and Tower, LLC 
• Property Owner: Coches, LLC and Tower, LLC 
• Location:  1135 Lakeshore Blvd. Incline Village 
• Assessor’s Parcel Numbers: 130-312-25 and 130-312-30 
• Parcel Size: ±1.58 acres and ±241.90 acres 
• Master Plan Category: Suburban Residential 
• Regulatory Zone: Medium Density Suburban 
• Area Plan: Tahoe 
• Citizen Advisory Board: Incline Village/Crystal Bay 
• Development Code: Authorized in 821 Amendment of Regulatory Zone 
• Commission District: 1 – Commissioner Berkbigler 
• Section/Township/Range: Section 23, T16N, R18E, MDM,  


Washoe County, NV 
• Staff:  Eva Krause, AICP, Planner 


Washoe County Community Services Department 
Planning and Building Division 


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


 


 
3. Tentative Subdivision Map Case Number WTM18-003 (Valle Vista) – For possible action, hearing, 


and discussion to approve a tentative map to allow the subdivision of 15.33 acres into a 75 lot common 


The following case is tentatively scheduled to be heard by  


#2 – Planning Commission – April 3, 2018 


The following case is tentatively scheduled to be heard by  


#3 – Planning Commission – April 3, 2018 



mailto:cgiesinger@washoecounty.us
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open space development with manufactured homes on single family lots with common areas and private 
streets. 


 
• Applicant/Property Owner: Landbank Development Company Co. LLC  
• Location:  550 East 4th Avenue 
• Assessor’s Parcel Number: 085-122-03 
• Parcel Size: ±15.33 
• Master Plan Category: Suburban Residential  
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Sun Valley 
• Citizen Advisory Board: Sun Valley 
• Development Code: Article 408, Common Open Space Development 


and Article 608, Tentative Subdivision Maps 
• Commission District: 5 – Commissioner Herman 
• Section/Township/Range: Section 20, T20N, R20E, MDM,  


Washoe County, NV 
• Staff:  Julee Olander, Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3627 
• E-mail:  jolander@washoecounty.us  
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425 East Ninth Street * P.O. Box 30425 * Reno, NV  89520-3425 
Phone (775) 348-0200 * (775) 348-0304 * www.washoeschools.net 
  

Board of Trustees:   Katy Simon Holland, President * Malena Raymond, Vice President * John Mayer, Clerk *  

Debra Feemster * Veronica Frenkel * Angie Taylor * Scott Kelley * Traci Davis, Superintendent 
 

 
06-Mar-18 

 
Julee Olander, Planner 
Washoe County Community Services Department 
Planning and Building Division 
1001 E. 9th Street 
Reno, NV 89512 
Building A, Second Floor 
 
RE: WTM18-003 (Valle Vista) 
 
Dear Ms./Mrs. Olander, 
 
Valle Vista, which proposes 75 new single-family residential units, will impact Washoe 
County School District facilities.  This project is currently zoned for the following 
schools: 
 
Sun Valley Elementary School 
Sun Valley ES has 2 portable buildings (4 classrooms) in use that provide temporary 
space for an additional 100 students. 

 

 Estimated Valle Vista impact = 18 new ES students (75 single-family units x 
.237 ES students per unit) 

 

 Base Capacity = 662 

 2017-2018 Enrollment = 681 

 % of Base Capacity = 103% 
 

 2017-2018 Enrollment including Valle Vista = 699 

 % of Base Capacity including Valle Vista = 106% 
 

 The opening of the new middle school in Sun Valley, Fall of the 2019/2020 
school year, will make way for 6th graders at Sun Valley Elementary School 
assisting with overcrowding at Sun Valley Elementary. 
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Sparks Middle School 
 

 Estimated Valle Vista impact = 4 new MS students (75 single-family units x 
.051 MS students per unit) 

 

 Base Capacity = 836 

 2017-2018 Enrollment = 750 

 % of Base Capacity = 90% 
 

 2017-2018 Enrollment including Valle Vista = 754 

 % of Base Capacity including Valle Vista = 90% 
 
 
Hug High School 

 

 Estimated Valle Vista impact = 7 new HS students (75 single-family units x 
.096 HS students per unit) 

 

 Base Capacity = 1,645 

 2017-2018 Enrollment = 1,486 

 % of Base Capacity = 90% 
 

 2017-2018 Enrollment including Valle Vista = 1,493 

 % of Base Capacity including Valle Vista = 91% 
 
 
Thank you for the opportunity to comment.  If there are any further questions and/or 
comments please contact me at your convenience. 
 

Brett A. Rodela 
 
Brett A. Rodela & GIS Analyst 
Washoe County School District Capital Projects 
14101 Old Virginia Road 
Reno NV USA 89521 
775.325.8303 
brett.rodela@washoeschools.net 
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        Sun Valley Citizen Advisory Board 
DRAFT: Approval of these draft minutes, or any changes to the draft minutes, will be reflected in writing 
in the next meeting minutes and/or in the minutes of any future meeting where changes to these 
minutes are approved by the CAB. Minutes of the regular meeting of the Sun Valley Citizen Advisory   

    Board held February 5, 2018 at 6:00 P.M. at the Sun Valley Neighborhood Center 115 West 6th Street,  
    Sun Valley, NV 89433. 
 
1. *CALL TO ORDER/ DETERMINATION OF QUORUM – Members present: Michael Rider, Margaret Reinhardt, Carol 
Burns, Carmen Ortiz, and James Georges.   
 
Absent: Vicky Maltman. 
 
2. *PLEDGE OF ALLEGIANCE – led by Michael Rider 
 
3. *PUBLIC COMMENT –  
Garth Elliot said he was on the CAB for 6 years. He advised the community to be tuned into the government. A mobile 
home park was approved. Subdivisions will create more homes.  
 
Terry Matthews said he isn’t opposed to housing or mobile home park but the County needs to address flooding issues 
and clean the ditches. Culverts drain into this property. The County won’t help. He has to clean up every time it floods.  
 
Charles Cunningham said that land cannot support those homes. It’s a sea of mud. The zone changed from medium to 
high density. A fire would take everything away.  
 
Pamela Pappas said she manages two mobile home parks. They have been there for decades. Two lots are vacant. The 
utilities were updated, and then found out it was rezone commercial years ago. She said she wants to know who she 
should speak to.  
 
Sydney Fullerton said she isn’t opposed to the project; however, they want to put in 75 homes which means extra cars 
down 4th Street. There isn’t proper lighting. The kids have to walk in the dark with no sidewalks or bus stops.  She said 
the homes will raise property values, but things need to be addressed before the project can go in. Something needs to 
be done to make it safe.  
 
Jisoo Ryu said he moved in the area 3 years ago. He said he tried to read the long project Staff report. This project 
started in 2011. County Commission approved a 75 unit mobile home park. They want to change the zoning to high 
density. The CAB didn’t approve that in 2011. This board should write a strong letter. It will affect the infrastructure and 
service. They use more water. This board must do a good job this time.  
 
Eric Deline said he buys and remodels properties in the area. He said he is a real estate investor. He turns homes into 
real property. He said the previous approval of mobile home was not the best idea. Not a lot of pride of ownership in 
mobile home parks. There aren’t a lot of mobile home parks out here. As real estate prices increase, there is more 
ownership and pride of ownership. He understands the concerns. The community proposed will bring lighting to the 
area. This CAB should recommend putting money in the infrastructure. Sun Valley area is behind all the other areas in 
regards to infrastructure.  He said this project will bring good. It’s land that has been there for quite a while. He said it’s 
a great idea. It will bring up the area. It will encourage the County to improve things in the area.  
 
Ms. Ryu said she lives close to the proposed project. Zoning changes from medium density to high density is too 
crowded. She is worried about crime, traffic, kids walking, and parking. It’s is a nice quiet neighborhood but will be 
destroyed by this project. Keep it medium density.  
 
Missy Evenson said she is concerned with fires. There is only one entrance and exit which is a concern for 75 units. 
Modular homes burn quickly. There needs to be additional exits. She wants to know about flooding issues.  
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Carrie Birdsong said she has helped her neighbors with flooding. In 2008, she said she had to raise her mother-in-law’s  
mobile home due to flooding. She said they have to clean the ditches, because the County doesn’t come out to clean the 
ditches. She didn’t get any response when she called to clear the ditches. She said she understands they want to make it 
real property; it will become single owners who don’t maintain their property. Make it a mobile home park so it can be 
maintained by a mobile home park manager. Get the County out here to correct these roads.  
 
Michael Rider said he has lived on Madeiros. He said it’s a nice idea, but there are concerns with flooding, traffic on 4th  
Street, and safety concerns for kids. Something has to be done if you want to put in a new community. You are putting 
the community at risk.  
 
4. APPROVAL OF AGENDA FOR THE REGULAR MEETING OF FEBRUARY 5, 2018 – Margaret Reinhardt moved to approve 
the agenda for APRIL 3, 2017. Michael Rider seconded the motion to approve the agenda for FEBRUARY 5, 2018. The 
motion passed unanimously.  
 
5. APPROVAL OF MINUTES FOR THE REGULAR MEETING OF APRIL 3, 2017:  The board moved to tabled until the next 
meeting.  
 
6. *PRESENTATION AND DISCUSSION ON THE REGIONAL TRANSPORTATION COMMISSION (RTC) TRANSIT SERVICE 
CHANGE – A representative from RTC will provide information and receive input on the RTC RIDE and RTC ACCESS 
Service Change, September 2018.  
 
Michael Dulude said they are in the process of public outreach for service changes to take effect on September 8, 2018.  

• Public transit system changes include schedule changes;  
• 2007 was the last time the schedule was changed – RTC decreased service since then.  
• Time will be adjusted to reflect to what we are doing. Won’t increase or decrease service.  
• 26 passengers per hour is average.  
• Bring back service from 2007 overtime.  
• He said they will start pilot programs.  
• Microtransit program – 25 seat van on a fixed route.  

 
Suzi Trinidad, RTC analyst, gave an update.   

• She spoke about the access service.  
• Next month, there will be proposed changes go before the RTC board.  
• Eliminate the trips to the outskirts where the buses don’t go.  
• Won’t provide trips when the buses don’t run. If the bus isn’t running, RTC access won’t be available.  
• Tax program changes to include no income limit.  
• Subsidized books.  
• Other changes include pick-up times and no-shows.  
• Open house will be hosted on February 20, 21, 22 at all the transit stations. If you have questions, please come 

to open house.  
• Fare adjustment include – create a university pass program. University subsidizes the program. Students and 

staff use their ID to ride the bus. Reduced holiday passes were popular. Free ride days include Hot August Nights 
and 4th of July. Eliminate 10 day bus pass due to lack of utilization.  

• Go to RTC Washoe.com for hot topics and information. 348-ride for customer service.  
 
Carmen Ortiz asked about the on-demand service with the app. She said seniors might not use apps. Michael said there 
is the option to call in.  
 
Garth Elliot said in 2007 route 5 was the most profitable route; he encouraged that route be brought back. Bring back 
the 30% of service that was cut.  
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7. DEVELOPMENT PROJECTS – The project description is provided below with links to the application or you may visit 
the Planning and Development Division website and select the Application Submittals page: 
https://www.washoecounty.us/csd/planning_and_development/index.php.  
 
7.A. Master Plan Amendment Case Number WMPA18-0001 (Sun Valley Area Plan) – Request for community feedback, 
discussion and possible action to make an advisory recommendation for approval or denial, with potential comments on 
a proposal by Washoe County to amend text within Washoe County Master Plan, Volume 2, Sun Valley Area Plan, at 
Policy SUN.1.2 to remove the sentence, “New single family detached residential, including mobile homes, will not be 
allowed within the DCMA.  
• Staff: Roger Pelham, Senior Planner, rpelham@washoecounty.us, (775) 328-3622  
• Reviewing Body: Washoe County Planning Commission  
 
Trevor Lloyd, Planning Manager, gave a brief presentation. 

• General Commercial properties can request regulatory zone amendment for residential units. 
• Opportunities for problems will be addressed. 
• Code and master plan amendment  

 
Mr. Deline asked about the empty lots. Trevor Lloyd said this change would address that. They could put a mobile home 
on the lot after an amendment.  
 
Mr. Matthews asked if a business could be put on those lots. Trevor said there are different zone categories. There is a 
commercial district down the corridor. The red category is residential zone.  
 
James Georges said we worked on what we wanted to see on Sun Valley Blvd. and everyone on the committee agreed. 
He said they worked on the ditches, weeds, lighting, and sidewalk. Nothing was done. The bus route 5 and 15 used to 
run. Now the elderly people have to walk to the bus stops. Elderly aren’t being taken care of here.  
 
Mr. Cunningham asked what the blue squares on the map. Trevor Lloyd said those are schools – civic zoning. 
 
Roger Edwards said he retired from Planning Commission. The Planning Commission developed the Downtown 
Management Plan. He said this community picked to be mixed use with commercial and residential. He said you put it 
in, planning commission approved it.  
 
Margaret Reinhardt said the property of Sun Valley blvd and 6th Street is vacant. She asked if this is why it’s still vacant. 
Trevor Lloyd said it’s a good chance the topic we are discussing is why it’s still vacant.  
 
Trevor Lloyd said under the current framework and master plan and regulations, new mobile homes cannot be put in 
the vacant lots.   
 
Garth Elliot said there is blight. He said we want commercial. We have had a bunch of businesses move in including the 
Dollar General.  
 
Trevor Lloyd said we aren’t taking away the commercial opportunities and commercial development. We are giving 
people who own homes an opportunity to improve their homes.  
 
Mr. Matthews said more homes are not what we want on Sun Valley Blvd. 
 
Trevor Lloyd said owners of the 1/3 acre lots make request for improvements, and take out old homes and put in new 
homes. Currently, there are restrictions on replacing old home with a new home. It’s not just on Sun Valley Blvd, its 3 
properties off the Blvd. 
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Ms. Pappas said they don’t have take away commercial zoning, but to include exceptions or inclusions to allow new 
homes to come in. She said she currently manages a park and helps keep the lots clean. This won’t hurt the commercial 
properties.  
 
Mr. Deline said to look at the map carefully. He said the commercial zone goes back beyond the Sun Valley blvd. Those 
people can’t change their home that was built back in the 70s. The result of the re-zone changed 3-4 homes back off the 
Blvd. Look at the sparks multiplex. It’s being turned into residential units from commercial. It’s the highest and best use 
which is residential in the technology age. Times have changed. Look at Parklane, it’s being turned into residential 
because it’s highest and best use of the property.  
 
Sandra Ainsworth said something un-intended happened. They didn’t mean to put people in this situation. You can take 
a mobile home off and put one back within two years. They didn’t intend to take people off their residential land. If they 
didn’t put a home back on in, it went to a commercial zone. It wasn’t intended to make people move off the property.  
 
Margaret Reinhardt asked where this change will happen specifically. Trevor Lloyd showed the zone map.  The best of 
both would maintain commercial but allow someone to replace their own home.  
 
Michael Rider said he is concerned if changes are made, unintended consequences with blight on the Blvd because they 
develop on the lots and don’t take care of it. A compromise solution needs to happen, perhaps release the properties 
behind the Blvd, but not the ones on the Blvd.  
 
Trevor Lloyd said a special use permit will be required for each property. The CAB and BOA will be involved.  
 
Michael Rider said the County doesn’t listen. This CAB doesn’t have clout.  
 
Commission Herman said the community needs to follow through the process to get the job done right the first time.  
 
Carmen said she doesn’t want to see apartment complex. There must be a provision built in. The Sun Valley citizens 
need to speak our voice.  
 
MOTION: Margaret Reinhardt moved to recommend denial 7a & 7b. Michael Rider seconded the recommendation to 
deny. Discussion: Margaret Reinhardt said leave as it is. There are too many things that need to get worked out. Look 
into possibility of addressing those properties 3 properties back. Carmen Ortiz said those empty lots are sitting empty; 
they can’t do anything with it. Trevor said under the current code, they are prohibited to put a home on that land. 
Michael suggested maintaining the commercial property on Sun Valley Blvd. He said the proposal doesn’t address it. It 
rights the wrongs; however, it needs to be fined tuned. He would like to see this to come back to this CAB. The motion  
passed unanimously.  
 
7.B. Development Code Amendment Case Number WDCA18-0001 (Sun Valley Area Plan Modifiers) – Request for 
community feedback, discussion and possible action to make an advisory recommendation with potential comments on 
a proposal by Washoe County to amend text within Chapter 110 of the Washoe County Code (WCC) at 110.218.35(a) to 
remove “Neighborhood Commercial / Office” zoning from the areas in which mobile homes and manufactured homes 
are prohibited to be placed.  
• Staff: Roger Pelham, Senior Planner rpelham@washoecounty.us, (775) 328-3622  
• Reviewing Body: Washoe County Planning Commission  
 
(discussed above in 7.A.) 
 
7.C. Washoe County Regulatory Zone Amendment 17-0006 (Valle Vista) - Request for community feedback, discussion 
and possible action to make an advisory recommendation with potential comments on a proposal amend the regulatory 
zone to allow for the subdivision of 75 homes on a 15.33+/- acre parcel located at 550 E. 4th Avenue in Sun Valley (APN 
085-122-03). The parcel is currently approved for a 75-unit mobile home park per Washoe County Case No. SB11-004.  
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• Property Owner/Applicant: Landbank Development Company, LLC  
• Location: 550 E. 4th Avenue in Sun Valley (APN 085-122-03), the southeast corner of East 4th Avenue and Lupin 
 Street.  
• Staff: Julee Olander, Washoe County Planner, jolander@washoecounty.us, 775-328-3627  
• Reviewing Body: Washoe County Planning Commission tentatively set for February 6, 2018  
 
Darren Proulx gave a PowerPoint presentation: 

• He addressed the speeding, street lights, flooding, bus stops 
• The project cannot put lights throughout Sun Valley, but can be installed at the project site. 
• It’s already approved for 75 mobile home parks 
• He wants to change them from ‘spaces’ to ‘lots.’ 
• Proposed project is located off of Sun Valley/4th Street 
• 75 units are approved for manufactured mobile homes in 2011 
• Want to do the exact same thing – 75 units; currently 5 units subdivided comments.  
• Gated community with HOA with walking trails, community garden, snow removal 
• No additional density 
• Why are we doing this? We want to make it real property.  
• Tentative map will allow for a subdivided parcel for individual parcels which will make the land and home real 

property which will allow for FHA/VA loans; the existing model only allows personal property ‘chattle loans’ 
• Everything is the same – current and proposed density. 
• Allows for affordable housing.  

 
Questions: 
Margaret Reinhardt asked about the 1/3 acre density. Darren said it’s currently medium density suburban 110. 405.1 
land use designation. Dave Snelgrove, the project engineer, explained the density. He said tentative map process will 
address the flooding. Regional plan 3.1 of 2012 of the Truckee Meadows Regional Plan identifies incorporated single 
family detached can have max of 5 units per acre, even though it says 7 per acre. He said asking to do 5 units per acre.  
 
Terry Matthews said he prefers real property subdivision to get better residents. He said he is concerned for the traffic 
and flooding. Some of the issues have to be addressed before getting put in. Darren said the tentative map process will 
address those issues. Dave said we are required to be addressed issues before building. Condition of approval have to 
met before the project can be built.  
 
Michael Rider said tonight’s CAB will help determine mobile home versus personal residences. Either way this will get 
developed. Other issues and concerns need to go to the County. It will be the same density has been approved. We can’t 
get this unapproved.  
 
Garth Elliot said this is the second time it’s come before this CAB 10 years ago. It wasn’t denied.  There are problems 
with egress and flooding. He spoke about a retention basin to capture the water. He asked about storage.  
 
Mr. Cunningham said he lives near the project. 10 years ago, Maduras was on septic and they were told there wasn’t any 
sewer capacity back then. He said he is concerned about fire with limited access. He said he is concerned the project 
won’t get completed and they should get a bond.  
 
Mrs. Ryu said she saw the map of density. This new project will increase 3 to 5 units per acre. It will become twice as 
crowded. The developer will make more money with higher density. Please consider putting medium density units 
instead of higher. Please consider putting in less units. 
 
Missy Evenson said the last traffic study was conducted 7 years ago. She asked the CAB to get an updated the traffic 
study. She said she had the following questions and concerns: Will the be a bus line on 4th Street. She asked about the 
business plan. Does the savings to the seniors include the HOA fee. What are the HOA fees. What is the proposed start 
date of the construction. Are there specific sizes for these homes.  
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Shelia Cunningham asked for clarification regarding high density in order to get a low interest loan. She asked if a person 
subdivide the property into 7 units.  
 
Mr. Ryu said in the future, it will get changed. The density change makes us uneasy.  
 
Darren answered questions and concerns: 

• Yes, HOA – fees aren’t determined yet 
• There will be storage for each home 
• Gated community - Fence made of block and iron fence 
• New manufactured homes are proposed 
• SVGID said there is water and sewer capacity 
• The same number of lots that are already approved;  7 units per acre are allowed, but only doing 5 units per 

acre. 
• A bond is required 
• Darren said he hopes there will be a bus line.  
• The traffic study was completed when it was originally approved. An updated traffic letter is required. 
• Access with gate restricts the flow exiting the property. There is no exit on Gepford. It meets County 

requirements.   
• The traffic will be the same.  
• Construction will start as soon as possible. Summer time.  
• Owners can’t subdivide the property after they purchase it. 

 
Margaret Reinhardt said it doesn’t fit in the area.  
 
Dave Snelgrove said the plans are identical. One entire parcel means no FHA financing. Separate parcels allows for FHA 
financing.  
 
This project goes before the Planning commission tomorrow, and goes to the County Commission in March.  
 
Dave said flood and other issues get addressed at during the Tentative map processes. They have to do a Tentative map, 
Regulatory zone map, and final map review process.  
 
Dave Snelgrove addressed the density questions. High density allows up to 7, but this development will be kept at 5 
units per acre. It cannot go to 7 units per acre per County requirements.  
 
Mike Tobin asked about the traffic. It’s going to be terrible.  
 
Mr. Cunningham said this will be done so they can have their own APN number. Mr. Cunningham said he wants to pour 
concrete on his land, but he can’t, it’s not allowed. He has to do asphalts, but this development will allow concrete slabs.   
 
Terry Matthews said the issues we have now aren’t being addressed. He said his grandson has almost been hit by a car. 
He said the developer will build and leave town, and the community is left with the aftermath. He said he has lost his 
backyard to flooding.  
 
Mr. Cunningham said we need to focus on what’s on the agenda instead of the other issue. It’s a zoning change.  
 
Jack Trainer disclosed he works with Darren. He said if the parcel is sold or stays the same, there could be more 
crowding and more cars. The HOA will restrict storage and cars.  
 
Darren addressed: questions/concerns: 

• There are setback required – 10 ft front/back, 5ft on side.  
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• This project won’t have blight; owners have to adhere to HOA rules. 
• Darren said he is the President of a mortgage advisory business. You cannot get a VA home in the current 

community, but you can get a VA loan if it’s amendment.  
• Darren said there will be traffic with either scenario. Someone recommended going into Gepford. Darren said 

the County said 4th Street can handle the traffic.  
• He said they may make it 55+ community.  

 
Margaret Reinhardt said it doesn’t conform to the area. It’s not the same thing.  
 
A community member said he wants HOA restrictions. He said he wants Darren developed the field instead of a mobile 
home park. If it’s built into the mobile home park, it will allow a bunch of cars parked outside.  Missy Evenson said she 
wants to see another egress.  
 
Margaret Reinhardt moved to recommend denial the request.  The motion was no seconded; therefore, the motion 
died.  Discussion: Carmen Ortiz said the rent is unaffordable. If this project will create affordable for Sun Valley seniors, 
she said she will support it. She said she understands the concerns; however, the mobile home park will go in regardless. 
There will still be road impacts and flooding. Regardless, it’s already been approved. She said we can change it to allow 
affordable housing for seniors.  Margaret Reinhardt said she would request a limit on rent for seniors. Michael Rider said 
bottom line is this is already approved, and we got to make the best of this. He said we have to fight the County on flood 
and traffic issues. This community will have to deal with the same issues either way. Do we let this go in as a mobile 
home park or as homes which can be purchased. He said we need to be more vigilant. We can’t fix this by saying no. 
They can still put in the mobile home park. Make the best of the situation for the impacts that are already going to 
happen anyway. We are stuck with lighting, ditches.  Margaret Reinhardt said it doesn’t comply and conform to the Sun 
Valley Area plan. She said if this happens, then someone else will come in to raise the density for the entire Sun Valley.   
Michael Rider said this mobile home park is going in. We can vote no, but the County won’t vote no. No matter how 
strong our voice, it will still be approved because it creates property tax revenue. Carol Burns said there is a community 
forum planned for May 12 with representatives from the County, fire, sheriff, and planning in attendance. Attend and let 
them know you want things done because we don’t get services out here.  
 
MOTION:  Michael Rider moved to forward comments expressed at tonight’s CAB meeting to the County. Carmen 
Ortiz seconded motion to forward the comments to the County. Motion passes 4 to 1. James George opposed the 
motion. 
 
7.D.*  Presentation and Discussion on the Proposed Washoe County Tentative Map (subdivision) Application (Valle 
Vista)- Landbank Development Company, LLC representative will provide an overview of the upcoming request for a 
Washoe County Tentative Map (subdivision) application (Valle Vista Project). (This item is for information only and no 
action will be taken by the CAB).   
 
(Discussed above in 7.C.) 
 
8. ELECTION OF OFFICERS — Elections by the CAB members will be held to elect the Chair and Vice-Chair for 2017/2018 
term office which will be effective immediately.  
 
MOTION for Chair: Michael Rider moved to nominated Carmen Ortiz to be Chair. Margaret Reinhardt seconded the 
motion to nominated Carmen Ortiz as Chair. Motion passed unanimously. Carmen Ortiz accepted the Chair position. 
 
MOTION for Vice Chair: Michael Rider nominated Margaret Reinhardt to be Vice Chair. Carmen Ortiz seconded the 
motion to nominate Margaret Reinhardt as Vice Chair. Motion passed unanimously. Margaret Reinhardt accepted the 
Vice Chair position. 
 
9.*WASHOE COUNTY COMMISSIONER UPDATE – Washoe County Commissioner Jeanne Herman may be available to 
provide updated information on discussions and actions by the Board of County Commissioners (BCC). Following her 
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presentation, Commissioner Herman may be available to address questions and concerns from the CAB and the 
audience. Commissioner Herman can be reached at (775) 501-0002 or via email at landfindercountry@gmail.com. 
 
The Commissioner stated she attended to listen and didn’t have an update to provide.  
 
10.*CHAIRMAN/BOARD MEMBER ITEMS -  

• Community event on May 12: Carnival and beautifying Sun Valley where the public agencies will be available to 
provide information. Michael Rider recommended inviting local sports organizations to host the event at the 
field for a carnival. He said he can speak with the baseball board.  Carmen recommended Zumba and martial arts 
can do a demo. 

• Carol Burns said she received paper work regarding CIRP from Alice McQuone. Additionally, Washoe County has 
a new 311 number.  Carol said she hasn’t heard about this new number. She wants this information to be 
publicized.  She said they never receive notices or information. She recommended notices be placed in 
newspaper ads or broadcasted on the news. James Georges said we never get information. He said they fought 
for the sign outside. He said this was the largest turn-out for this CAB.  

• Carol spoke about the cars abandoned on the hillside. Code enforcement said it’s the sheriff jurisdiction, and 
sheriff said its BLM land, but can’t get an answer. Dumping is a problem.   

• Carol said the BMX park was robbed and they are working on fundraising.   
• Michael requested the fire department come to the next CAB meeting to talk about fire safety and code 

enforcement for the upcoming fire season. Carol would like a forum with agencies.  
 
11.*PUBLIC COMMENT -  
Garth Elliot said the County is compliant driven. You may have to keep bugging code enforcement. According Kitty Jung 
doesn’t want to send sheriff, fire, etc. they want to limit it to community forums, but that’s not Commissioner Herman’s 
opinion. The County is busy with exotic animal permitting. They have gone overboard with exotic animal. They got rid of 
the board, and the cases go straight to Shyanne. If you don’t get answer from Staff, go to the commissioners.  
 
ADJOURNMENT – meeting adjourned at 9:25 p.m. 
 
Number of CAB members present: 5 
Number of Public Present: 33 
Presence of Elected Officials: 1 
Number of staff present: 1 
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PROJECT

SITE

BASIS OF BEARINGS AND COORDINATES:

SCALE: NTS

BASIS OF ELEVATIONS:

VICINITY MAP

NEVADA STATE PLANE COORDINATE SYSTEM, WEST ZONE (NAD 83/94)

CIVIL ENGINEER:

OWNER/DEVELOPER:

LANDBANK DEVELOPMENT CO., LLC

325 HARBOR COVE DRIVE, STE 211

SPARKS, NV 86434

(775) 358-4425 VOICE

(775) 358-4464 FAX

550 E. 4TH AVENUE

SUN VALLEY, NV  89433

APN: 085-122-03

NEVADA STATE PLANE COORDINATE SYSTEM, WEST ZONE, NORTH AMERICAN DATUM OF

1983/1994, HIGH ACCURACY REFERENCE NETWORK (NAD 83/94-HARN), AS DETERMINED

USING REAL TIME KINEMATIC (RTK) GPS OBSERVATIONS WITH CORRECTIONS

TRANSMITTED BY WASHOE COUNTY CONTINUOUSLY OPERATING REFERENCE STATION

(CORS) "SSB2."  THE BEARING BETWEEN CORS "SSPARKS" AND CORS "SSB2" IS TAKEN

AS NORTH 05°11'51" WEST.  ALL DIMENSIONS SHOWN ARE GROUND DISTANCES.

COMBINED GRID-TO-GROUND FACTOR = 1.000197939.

SHEET INDEX:

C1.0 TITLE SHEET

C1.1 NOTES / LEGENDS / ABBREVIATIONS

C2.0 SUBDIVISION PLAT

C3.0 SITE PLAN

C4.0 GRADING PLAN

C5.0 UTILITY PLAN

C6.0 CROSS SECTIONS

C7.0 SITE ANALYSIS MAP

C8.0 PROPOSED BMPs

C9.0 LANDSCAPE PLAN

TO THE BEST OF MY KNOWLEDGE, THE PLANS PREPARED ARE IN COMPLIANCE

WITH APPLICABLE PROVISIONS OF THE WASHOE COUNTY DEVELOPMENT CODE.

JONATHON LAU, P.E.

CFA INC.

TENATIVE MAP

VALLE VISTA COMMUNITY
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PHASE 1

PHASE 2

PHASE 3

PHASE 2

PARKING INFORMATION

# OF PARKING SPACES IN A ROW

43 SURFACE PARKING STALLS PROVIDED

SITE STATISTICS:

TOTAL AREA: 15.33 AC

MAXIMUM TOTAL DWELLING UNITS ALLOWED: 76

TOTAL DWELLINGS: 75

COMMON AREA LOT: 1

AREA STATISTICS:

TOTAL RESIDENTIAL LOT AREA: 351,662± SF (8.08 AC)

TOTAL COMMON AREA: 195,662± SF (4.49 AC)

TOTAL STREET AREA: 120,367± SF (2.76 AC)

TOTAL: 15.33 AC

GROSS DENSITY: 4.9 DWELLINGS PER ACRE 

COUNTY REGULATIONS:

MINIMUM LOT SIZE: 4,015 SF

MAXIMUM LOT SIZE: 6,293 SF

AVERAGE LOT SIZE: 4,689 SF

SETBACKS:

FRONT: 10 FT

REAR: 10 FT

SIDEYARD: 5 FT

MISCELLANEOUS STATISTICS:

ASSESSOR PARCEL NUMBER: 085-122-03

STREET ADDRESS: 550 E. 4TH AVENUE

SUN VALLEY, NV  89433

LANDSCAPE STATISTICS:

TOTAL SITE AREA: 15.33 AC

UNDISTURBED AREA: 1.67 AC

TOTAL DEVELOPED AND GRADED AREA: 13.66 AC

REQUIRED LANDSCAPING (20%):  3.07 AC OR 133,555 SF

LANDSCAPE AREA PROVIDED: 4.49 AC OR 195,662 SF

SEE LANDSCAPE PLAN FOR ADDITIONAL STATISTICS
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Cut/Fill Summary

Name

Volume Surface

Totals

Cut Factor

1.000

Fill Factor

1.000

2d Area

657945 Sq. Ft.

657945 Sq. Ft.

Cut

48495 Cu. Yd.

48495 Cu. Yd.

Fill

27376 Cu. Yd.

27376 Cu. Yd.

Net

21119 Cu. Yd.<Cut>

21119 Cu. Yd.<Cut>

EXTRA CUT MATERIAL SHALL BE DISPOSED OF AT THE LOCKWOOD REGIONAL LANDFILL
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CROSS SECTION A-A

REF. SHEET C3.0

CROSS SECTION B-B

REF. SHEET C3.0
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30' ACCESS & PUE PER PM 560

30' ACCESS & PUE - OFFERED FOR DEDICATION PER PM 4961

POTENTIAL SECONDARY

OR EMERGENCY ACCESS

PRIMARY ACCESS

SITE ANALYSIS NOTES:

FOLLOWING ARE WRITTEN RESPONSES TO THE ITEMS REQUIRED FOR

REVIEW UNDER WASHOE COUNTY DEVELOPMENT CODE 110.408.30 IN

CONSIDERATION OF A COMMON OPEN SPACE DEVELOPMENT.

A. LOCATION MAP - A LOCATION MAP IS PROVIDED ON THE COVER OF THE

TENTATIVE MAP SET THAT IS PROVIDED WITH THIS APPLICATION

B. LAND USE - CURRENT LAND USE IS “VACANT.” THE PLANNED LAND USE

IS ILLUSTRATED AND DEFINED AND MAPPED IN TENTATIVE FORM ON

THE OTHER SHEETS PROVIDED WITH THIS APPLICATION.

C. EXISTING STRUCTURES - THERE ARE NO EXISTING STRUCTURES ON

THE SITE.

D. EXISTING VEGETATION - THE VEGETATION THAT EXISTS OF THE SITE

CAN BE DESCRIBED AS NATURAL HIGH DESERT VEGETATION. NO

TREES EXIST ON THE SUBJECT PROPERTY.

E. PREVAILING WINDS - PREVAILING WINDS FOR THE AREA ARE SHOWN

ON THIS SITE ANALYSIS MAP.

F. TOPOGRAPHY - A SLOPE ANALYSIS MAP IS PROVIDED IN THE

APPLICATION DOCUMENT.  THE SITE SLOPE CALCULATIONS SHOW

THAT 1.44+/- ACRES OF THE 15.33+/- ACRE SITE (9.4%) IS CONTAINED IN

15% OR STEEPER SLOPES.  THE STEEPEST AREAS OF THE SITE (30%

OR GREATER) ARE HELD WITHIN THE SOUTHEASTERN CORNER OF THE

SITE, WHICH IS PROPOSED TO REMAIN AS OPEN SPACE WITHIN THIS

COMMON OPEN SPACE DEVELOPMENT.

G. SOILS - A GEOTECHNICAL REPORT IS PROVIDED IN THE APPLICATION

PACKAGE IDENTIFYING THE SOIL CHARACTERISTICS OF THE SITE.

H. NATURAL DRAINAGEWAYS - A FLOODPLAIN EXISTS IN THE

NORTHWESTERN CORNER OF THE SITE AND IT IS HELD WITHIN A

DRAINAGE EASEMENT. IT IS UNCLEAR WHETHER THIS FLOODPLAIN

CONSTITUTES A “NATURAL” DRAINAGEWAY OR NOT AS THE WATER

FLOWS ONTO THE SITE, CROSSING THE NORTHWESTERN CORNER

THROUGH A CULVERT RUNNING UNDER E. FOURTH AVENUE.

I. WETLANDS AND WATERBODIES - NO WETLANDS OR WATER BODIES

APPEAR ON THE SUBJECT PROPERTY.

J. FLOOD HAZARDS - A 100-YEAR FLOODPLAIN IS LOCATED AT THE

NORTHWESTERN CORNER OF THE SITE. A +/-24,000 S.F. DRAINAGE

EASEMENT EXISTS FOR PROTECTION AND MAINTENANCE ACCESS TO

THIS FLOODPLAIN AREA.

K. SEISMIC HAZARDS - A PRELIMINARY GEOTECHNICAL INVESTIGATION IS

PROVIDED IN THE APPLICATION MATERIALS SUBMITTED WITH THIS

PROJECT COVERING GEOLOGIC AND SEISMIC CONSIDERATIONS ON

THE SUBJECT PROPERTY.

L. AVALANCHE HAZARDS -  THE PRELIMINARY GEOTECHNICAL

INVESTIGATION, PROVIDED WITH THIS APPLICATION IDENTIFIES THAT

THE GEOTECHNICAL ENGINEER DOES NOT BELIEVE ROCK FALLS OR

LANDSLIDES WILL IMPACT THE SITE.

M. SENSITIVE HABITAT AND MIGRATION ROUTES - THE WASHOE COUNTY

MASTER PLAN CONSERVATION ELEMENT HABITAT AND MIGRATION

ROUTE MAPS SHOW THAT COOPERS HAWK HABITAT MAY EXIST IN THE

AREA OF THE SITE (AS IT ALSO APPEARS TO EXIST IN ALL OF SUN

VALLEY, SPARKS AND THE NORTHWEST PORTION OF RENO). NO MULE

DEER, BIGHORN, BLACK BEAR, PRONGHORN ANTELOPE SAGE GROUSE

OR WILD HORSE AND BURRO HERD HABITATS ARE SHOWN TO EXIST IN

THE AREA OF THE SUBJECT PROPERTY, PER THE WASHOE COUNTY

CONSERVATION ELEMENT HABITAT AND MIGRATION ROUTE MAPS.

N. SIGNIFICANT VIEWS - THE SOUTHEASTERN CORNER OF THE SITE

PROVIDES THE HIGHEST ELEVATION ON THE PROPERTY.  FROM THAT

POINT, VIEWS ACROSS SUN VALLEY AND VIEWS OF MT. ROSE CAN BE

WITNESSED.

O. EASEMENTS - EXISTING EASEMENTS ARE SHOWN ON THIS SITE

ANALYSIS MAP.

P. UTILITIES - UTILITY CONNECTIONS ARE SHOWN ON THE UTILITY PLAN

PROVIDED WITH THE TENTATIVE MAP SHEETS. ELECTRIC SERVICE IS

THE ONLY SERVICE IDENTIFIED IN THE REQUIREMENTS THAT IS NOT

SHOWN ON THE UTILITY PLAN. IT IS EXPECTED TO ENTER THE SITE AT

THE PROJECT ENTRANCE OFF E. FOURTH AVENUE AND WILL RUN

UNDERGROUND THROUGH THE PROPOSED SUBDIVISION.

Q. APPROPRIATE ACCESS POINTS - THE BEST ACCESS TO THE SITE IS OFF

OF E. FOURTH STREET, WHICH IS IDENTIFIED AS A COLLECTOR STATUS

STREET AND CONNECTS TO SUN VALLEY BOULEVARD (SR 443)

THROUGH A SIGNALIZED INTERSECTION.  A SECONDARY OR

EMERGENCY ACCESS COULD BE CONNECTED OFF PEARL DRIVE ON

THE EASTERN SIDE OF THE SITE.  ALTERNATIVELY, E. GEPFORD

PARKWAY/WALL CANYON DRIVE COULD POTENTIALLY PROVIDE A

SECONDARY OR EMERGENCY ACCESS POINT.

APPROXIMATE AREA

CONTAINING 15% AND

STEEPER SLOPES

02-15-2018
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STORMWATER QUALITY NOTES

REFERENCE TRUCKEE MEADOWS CONSTRUCTION SITE BEST

MANAGEMENT PRACTICES (BMP) HANDBOOK FOR DETAILS ON

INSTALLATION, INSPECTION AND MAINTENANCE PROCEDURE.

MAP SYMBOL

RIP RAP

BMP NO.

EC-7

BMP NAME

SAND BAG BARRIERS

(STORM DRAIN INLET

PROTECTION)

DP-3

HANDLING AND DISPOSAL OF

CONCRETE AND CEMENT

GM-9

STOCK PILE MANAGEMENT

GM-2

STREET SWEEPING

GM-5

VEHICLE AND EQUIPMENT

MAINTENANCE AND FUELING

GM-8

MATERIAL DELIVERY,

HANDLING, STORAGE,

AND USE

GM-10

SC-8 CONSTRUCTION SITE

ENTRANCES AND EXITS

FIBER ROLLS (WATTLES)SC-1

SC-5 SILT FENCE (MAY BE

ATTACHED TO

TEMP. CONSTRUCTION FENCE.

&

LEGEND:
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(PRIVATE)

STREET "B"

(PRIVATE)

STREET "C"

EMERGENCY

ACCESS GATE

6' METAL ORNAMENTAL FENCE

6' METAL ORNAMENTAL FENCE

6' METAL

ORNAMENTAL

FENCE

6' METAL

ORNAMENTAL FENCE

MONUMENT

SIGN

LUPIN DRIVE

PEARL DRIVE

6' WOODEN

FENCE

6' WOODEN

FENCE

OPEN SPACE

BENCH

3' DG PATH

BENCH

BENCH

3' DG PATH

PICNIC TABLES (3)

4' DG PATH -

MATCH EXISTING PATH

UNDISTURBED OPEN SPACE

(14,840 SF)

REVEGETATION

(21,343 SF)

REVEGETATION

(12,265 SF)

TREES (30' SPACING)

REVEGETATION

(7,379 SF)

REVEGETATION

(1,270 SF)

REVEGETATION

(5,257 SF)

REVEGETATION

(15,680 SF)

REVEGETATION

(15,680 SF)

TREES

(30' SPACING)

SHRUBS & MULCH

(3,145 SF)

BENCH

BENCH

PICNIC TABLES (2)

TREES - 30' SPACING

SHRUBS & MULCH

(3,276 SF)

SHRUBS & MULCH

(3,106 SF)

SHRUBS & MULCH

(3,065 SF)

RECREATION AREA

PICNIC TABLE (880 SF)

RECREATION AREA

(1,465 SF)

RECREATION AREA

(6,730 SF)

SHRUBS & MULCH

(1,810 SF)

SHRUBS & MULCH

(1,292 SF)

SHRUBS & MULCH

(3,069 SF)

SHRUBS & MULCH

(2 ISLANDS)

(1,350 SF)

UNDISTURBED OPEN SPACE

(42,501 SF)

UNDISTURBED OPEN SPACE

(15,222 SF)

3' DG PATH

3' DG PATH

3' DG PATH

STORAGE

AREA

SHRUBS & MULCH

(415 SF)

SHRUBS & MULCH

(1,325 SF)

COMMUNITY GARDEN

2,314 SF

85-802-19

OCWEN LOAN SERVICING LLC

85-802-18

GALASSI

85-802-12

ROZNER

85-802-11

TAYLOR

85-802-10

ROZNER

85-813-06

DIAZ

85-813-07

HOSKING FAMILY

TRUST

85-813-08

PHAIR FAMILY

TRUST

85-813-09

MC COLLUM

LIVING TRUST

85-813-11

CASEY

FIRST BAPTIST CHURCH

85-151-49

MELINDA LANE LLC #1

85-151-50

MELINDA LANE LLC #1

85-151-45

MELINDA LANE LLC #1

85-151-46

MELINDA LANE LLC #1

85-151-47

MELINDA LANE LLC #1

85-151-48

MELINDA LANE LLC #1

85-151-02

VANN

(VACANT)

85-071-03

BIGELOW

500-032-01

PHILLIPS

500-031-12

JUNIPER HEIGHTS

HOMEOWNER

ASSOCIATION

(VACANT)

 85-813-10

HERRERA

CHURCH OF JESUS

CHRIST OF LDS

85-722-19
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LANDSCAPE LEGEND

GROUND COVER

SHRUBS

EVERGREEN TREES

DECIDUOUS TREES

NOTE:

1. THE NUMBER OF SHRUBS AND GROUND COVER SHOWN ON THE

PLANS DO NOT REPRESENT THE ACTUAL NUMBER OF PLANTS BUT

REPRESENTS THE GENERAL LIMITS OF THE TYPES OF PLANTS.

2. FINAL DESIGN SHALL DETERMINE THE EXACT NUMBERS AND THE

TYPES OF PLANTS.

3. PLANT PALETTES SHALL BE IN ACCORDANCE WITH WASHOE

COUNTY REQUIREMENTS.

4. NUMBER OF AND TYPE OF TREES LISTED BELOW ARE APPROXIMATE

AND SHALL BE ADJUSTED WITH FINAL PLANS.

5. ALL PLANTING BED AREAS SHALL BE MULCHED.

6. REVEGETATION SHALL BE HYDROSEEDED WITH A SEED MIX LISTED

BELOW OR APPROVED EQUAL.

PLANT LEGEND:

BOTANICAL NAME         COMMON NAME       SIZE     SPACING   NO.

DECIDUOUS TREES:

MALUS "PRARIFIRE" PRARIFIRE CRABAPPLE       1.5"     SEE PLAN  

PRUNUS SERRULATTA "KWANSAN" KWANSAN CHERRY         2.5"      SEE PLAN    132

FRAXINUS OXYCARPA  "RAYWOOD" RAYWOOD ASH         2.5"      SEE PLAN

EVERGREEN TREES:

PICEA PUNGENS COLORADO SPRUCE          4'          SEE PLAN

         29

PINUS NIGRA AUSTRIAN PINE          4'          SEE PLAN

SHRUBS:

ACER GINNALA "FLAME" FLAME AMUR MAPLE

CORNUS STOLONIFERA "KELSEYI" DWARF REDTWIG DOGWOOD

EUONYMUS ALATUS "COMPACTA" DWARF BURNING BRUSH

JUNIPERUS CHINENSIS "TORULOSA" HOLLYWOOD JUNIPER

PHOTINIA FRASERI RED TIP PHOTENIA

PINUS MUGO MUGO PINE

SYRINGA VULGARIS COMMON LILAC

GROUNDCOVERS, GRASSES AND VINES:

CALAMAGROSTIS ACUTIFOLIA FEATHER REED GRASS

CERASTIUM TOMENTOSUM SNOW-IN-SUMMER

EUONYMUS FORTUNEI "COLORATA" PURPLELEAF WINTERCREEPER

GENISTA LYDIA DWARF BROOM

HELICTOTRICHON SEMPERVIRONS BLUE OAT GRASS

JUNIPERUS SABINA "BUFFALO BUFFALO JUNIPER

LONICERA JAPONICA "PURPUREA" PURPLELEAF HONEYSUCKLE

PARTHENOCISSUS QUINQUEFOLIA VIRGINIA CREEPER

COTONEASTER DAMMERI "LOWFAST" BEARBERRY COTONEASTER

REVEGETATION SEED MIX:

SEED TYPE PLS LBS/ACRE

SAGEBRUSH, WYOMING BIG 0.20

RABBITBRUSH, RUBBER 0.20

SPINY HOSPAGE 0.20

BITTERBRUSH ANTELOPE 0.50

SALTBRUSH, FOURWING 1.00

MORMONO TEA, GREEN 0.25

PENSTEMON, PALMER 0.50

FLAX, BLUE 2.00

LUPINE BLEND AGRENTUS, ALPESTRIS 1.00

WHITE YARROW 0.50

BUCKWHEAT SULFUR 0.20

POPPY CALIFORNIA 1.00

FESCUE, SHEEP COVAR 2.00

WILDRYE, BASIN NATIVE 1.00

INDIAN RICEGRASS NEZPAR 2.00

WHEATGRASS, BLUEBUNCH GOLDAR 3.00

WHEATGRASS, LENDER PRYOR 3.00

WHEATGRASS, SIBERIAN P-27 3.00

BARLEY, CEREAL 5.45

TOTAL: 30.0

REVEGETATION

AREA STATISTICS:

REVEGETATED AREAS: 91,149 SF

SHRUBS & MULCH: 20,561 SF

RECREATION AREAS: 11,389 SF

NATURAL VEGETATION: 72,563 SF

(ACCESSIBLE BY TRAILS)

TOTAL:    195,662 SF (4.49 AC)

02-15-2018
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February 16, 2018 
 
 
CFA Inc. 
Attn: David Snelgrove, AICP 
1150 Corporate Blvd. 
Reno, NV 89502 
 
 
Re: Valle Vista 
 
 
Dear Mr. Snelgrove, 
 
The Sun Valley General Improvement District is the owner/operator of the water and 
wastewater facilities in the Sun Valley Hydro Basin. This Hydro Basin includes the acre site of 
Valle Vista subdivision, 75 lot common open space subdivision that is proposed at the SE 
corner of E. Fourth Avenue and Lupin Drive.  
 
Water: 
 
At the writing of this letter there is currently enough capacity to serve this proposed 
subdivision. This capacity is being utilized on a first come, first serve basis.  
 
Wastewater: 
 
At the writing of this letter there is currently enough capacity to serve this proposed 
subdivision. This capacity is being utilized on a first come, first serve basis.  
 
General Water and Wastewater Facilities fees must be paid to Sun Valley General 
Improvement District prior to issuant of the Will Serve Letter.  
 
 
Sincerely, 
 
 
Jon Combs 
Public Works Director 
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1.0 Summary 
 

The purpose of this Study was to evaluate the ability of the Sun Valley General 
Improvement District (SVGID) to supply potable water service to the proposed 
Valle Vista Manufactured Home Subdivision (hereinafter referred to as the 
“Development”). The determination of this ability was made in accordance with 
the minimum design standards established by SVGID and those contained in the 
Nevada Administrative Code (NAC).  
 
The Development consists of 75 lots containing manufactured homes. The 
Development layout and location, as provided by CFA, Inc., is approximately 
shown in Figure 1, Page 2.  
 
This Study demonstrates that the SVGID water system has the capacity to serve 
the Development with the improvements recommended herein. 

 
2.0 Water System Evaluation 
 

2.1 Givens and General Assumptions 
 
All of the existing water system information was obtained from the SVGID Water 
System Master Plan Update, dated September, 2016, (WMP) that was prepared by 
Shaw Engineering. As identified in the WMP, the following flows were utilized in 
this Study; 
 
 Average Day Demand, (ADD) 262 Gallons per Day/Customer 
      (GPD/Customer) 
 Maximum Day Demand  603 GPD/Customer (PF=2.3) 
 Peak Hour Demand   1,025 GPD/Customer (PF=3.6) 
 Minimum Month Demand  140 GPD/Customer (PF=0.46) 
   
Within the Development, a Residential Fire Flow requirement of 1,500 GPM for 2 
hours was identified by the Development.   
 
SVGID’s current existing and planned future customers are summarized below; 
 
 Existing   6,000 

 
Active Will Serves          
 Ladera Phase 1    105 
 
Planned Future Will Serves   

Middle School             1 
Ladera Phase 2    100 
Ladera Phase 3     151 
Valle Vista       75  

Total  6,432 
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The only improvement recommended in the WMP that will be in place prior to 
servicing the Development will be the interconnection of the Sidehill and 
Chimney Hydraulic Zones (valve opened) which has no effect on the 
Development.   
 
The SVGID has historically and successfully utilized the following planning and 
design criteria for their public water system which is consistent with the WMP 
and either meets or exceeds the minimum standards specified in the NAC; 
  
 Source of Supply (via TMWA Wholesale) 
   

Sullivan + Raleigh Heights =Maximum Day Demand 
  (via SVGID Main Pump Station and Boundary Tank respectively) 
 

Raleigh   =Minimum Month Demand 
  (via Boundary Tank) 
 

Storage 
 
Operational   =17% of Maximum Day Demand 

(approximately equivalent to the  
peak hour demand minus what can 
be supplied into the zone via 
pumping considering the diurnal 
flow pattern) 

Emergency   =2 Average Day Demands  
Fire    =As dictated by Fire Authority 

 
Pumping (with adequate Zone Storage)   

 
With Largest Pump Offline =Maximum Day Demand  

   
 Pumping (with none or inadequate Zone Storage) 
 

With Largest Pump Offline =Peak Hour Demand 
(on dedicated standby power) 

   
Distribution 

    
Existing and New 

  20 psi residual pressure @ Tank ½ Full at Maximum Day plus Fire  
  30 psi residual pressure @ Tank LWL at Peak Hour 
  40 psi residual pressure @ Tank LWL at Maximum Day 

 
New 

100 psi static pressure @ Tank HWL at Zero Demand. 
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Static pressures exceed 100 psi at various locations in the existing water 
distribution and transmission systems. All services that this poses a problem for 
have had individual pressure reducing valves installed on their services. 
 
The Developments surface elevations range from approximately 4685 to 4750 
feet. The proposed Development site is therefore located in the Central hydraulic 
pressure zone (HPZ) which is fed from the upper Chocolate and Boundary HPZ 
Tanks via pressure reducing stations. The Central HPZ also serves the lower 
Southern HPZ via pressure reducing stations. The Development can be served by 
either the Raleigh and/or Sullivan wholesale points. 
 
Based upon all of the above presented information, the total flows utilized in this 
Study are summarized below in Tables 1 and 2.  
  

Table 1 
Total System Wide Demands, GPM 

User Average 
Day 

Maximum 
Day 

Peak 
Hour 

Minimum 
Month 

Existing SVGID 1,092 2,513 4,271 583 
Will Serves 

Ladera Phase 1 19 44 75 10 

Planned-Middle School 26 60 94 12 

Planned-Ladera Phase 2 18 42 71 10 

Planned-Ladera Phase 3 27 63 107 15 

Planned-Valle Vista 14 31 53 7 

Total 
1,196 

(1,722,240
GPD) 

2,753 
(3,964,320 

GPD) 

4,671 
(6,726,240 

GPD) 

637 
(917,280 

GPD) 
 

Table 2 
Total Boundary + Chocolate Hydraulic Pressure Zone Demands, GPM 

User Average 
Day 

Maximum 
Day 

Peak 
Hour 

Minimum 
Month 

Existing SVGID 1,031 2,374 4,035 552 
Planned-Valle Vista 14 31 53 7 

Total 
1,045 

(1,504,800 
GPD) 

2,405 
(3,463,200 

GPD) 

4,088 
(5,886,720 

GPD) 

559 
(804,960 

GPD) 
 
The water system was modeled utilizing Bentley WaterCAD V8i Cybernet V7.0 
hydraulic modeling software.  
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2.2 Source Capacity 
 
SVGID currently has a total source capacity available during all times of the year 
of up to 4,700 GPM from two TMWA wholesale points, Sullivan Lane (3,600 
GPM) and Raleigh Heights (1,100 GPM) per the TMWA/SVGID Contract and 
Amendment.  
 
With the largest wholesale point (Sullivan) completely off line (an emergency 
event), SVGID has the ability to provide a total gravity source capacity of 1,100 
GPM (Raleigh Heights via Boundary Tank).   
 
The proposed Maximum Day Demand is 2,753 GPM and the proposed Minimum 
Month Demand is 637 GPM (Table 1). 
 
Since the existing source capacity (4,700 GPM maximum day and 1,100 GPM 
minimum month) exceeds the proposed Maximum Day Demand (2,753 GPM) 
and Minimum Month Demand (637 GPM), the SVGID system has the source 
capacity to meet the proposed Development demands. 
 
2.3 Pump Station Capacity with Zone Storage 
 
The Sullivan Lane wholesale point is pumped into the SVGID Chocolate Zone 
storage via SVGID’s Main Pump Station. The Main Pump Station capacity is 
3,155 GPM (largest pump off line on dedicated standby power, WMP, Table 3.1).  
 
The proposed Maximum Day Demand is 2,753 GPM (Table 1). 
 
Since the existing Main Pump Station capacity (3,155 GPM) exceeds the 
proposed Maximum Day Demand (2,753 GPM) the SVGID system has the pump 
station capacity to meet the proposed Development demands. 
 
 
2.4 Storage Capacity 
 
The Development is served by Boundary and Chocolate HPZ Tanks that provides 
a total storage volume of 7.70 MG (WMP, Table 3.5).  

 
The estimated required storage volume to meet the proposed demands was 
calculated and is shown below.  
 

Operational (3,463,200 GPD from Table 2)(0.17) =0.589 MG 
 
Emergency (1,504,800 GPD from Table 2)(2)  =3.010 MG 
 

 Fire ((3,000 GPM for 3 Hours) x 2)1   =1.080 MG 
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Total =4.679 MG 
 
Footnote 1. The Boundary and Chocolate Zone Tanks were each designed to 
provide for a commercial Fire Flow of 3,000 GPM for 3 hours in their respective 
zones therefore the Tanks have adequate Fire Flow storage to supply the 
Development Fire Flow Demands of 1,500 GPM for 2 hours. 

 
Since the existing storage volume (7.70 MG) exceeds the required storage volume 
(4.679 MG), the SVGID system has the storage volume capacity to meet the 
proposed Development demands.  
 
2.5 Distribution System Capacity 
 
The existing water distribution system was modeled to verify that the existing 
SVGID distribution/transmission system and the proposed Development 
distribution system could meet the minimum conditions while providing service 
to the proposed Development.  
 
The Development is required to be fed from two locations for 
reliability/redundancy reasons. An offsite 6 inch main will have to be installed on 
Pearl approximately in between 4th and Short. Figure 2 illustrates the 
Development distribution system, the offsite improvements and the points of 
connection.  

 
Based upon the hydraulic model, the recommended offsite improvements and the 
points of connection recommended, the SVGID distribution/transmission system 
and the proposed Development distribution system will have the capacity to 
meet the Maximum Day Demand plus Fire Flow (at 20 psi minimum residual 
pressure), the Maximum Day Demand (at 40 psi minimum residual pressure), 
and the Peak Hour Demand (at 30 psi minimum residual pressure). The 
Distribution system within the Development slightly exceeds 100 psi static 
pressure at a maximum static pressure of approximately 102 psi. It is 
recommended that any service that is at an elevation of 4,700 feet or less 
consider installing individual pressure reducing valves. 
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1.0 Introduction 
 

The purpose of this Report is to evaluate the ability of the Sun Valley General 
Improvement District (SVGID) to supply wastewater service to the Valle Vista 
Manufactured Home Subdivision (hereinafter referred to as the “Development”) 
and to identify any improvements required.  
 
The Development is consists of 75 lots each containing a manufactured home. 
The Development layout and location is approximately shown in Figure 1. 

 
2.0 Wastewater Treatment and Conveyance Evaluation 

 
2.1 Givens and General Assumptions 
 
Most of the existing wastewater system information was obtained from the 
SVGID Wastewater System Master Plan, dated August, 2011 that was prepared by 
Shaw Engineering (WWMP).  
 
As identified in the WWMP, the following flows were utilized in this Report; 
 

Annual Average Day Flow 186 Gallons per Day/Equivalent 
Residential Unit (GPD/ERU)  

Peak Month Average Day Flow 201 GPD/ERU  
 8” Peak Hour Factor   3.0 
 10” and 12” Peak Hour Factors 2.5 
 15” and above Peak Hour Factor 2.25 
 d/D     75% 
 
SVGID’s current existing and planned future ERU’s are summarized below; 
 
 Existing    6,491 

 
Active Will Serves          
 Ladera Phase 1    105 
 
Planned Future Will Serves   

Middle School         126 
Ladera Phase 2    100 
Ladera Phase 3     151 
Valle Vista       75  

Total  7,048 ERU’s 
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The wastewater collection system was modelled utilizing Haestaed Methods 
SewerCAD v5.5 hydraulic modeling software. This hydraulic model was 
developed by Shaw Engineering for the WWMP.  
 
2.1 Collection System Capacity 
 
The Developments point of connection to the existing collection system is just 
upstream of the manhole located at the intersection of 4th and Lupin. The WWMP 
has previously identified the existing 12 inch collection main between 4th/Lupin 
and Leon/Gepford as being overcapacity and requiring replacement with a 15 inch 
main. The design of this 15 inch main is currently underway with construction to 
be started in June/July, 2018.  This improvement is shown in Figure 2. 
 
When construction of the 15 inch replacement main is complete, SVGID will 
have the collection system capacity available to serve the Development. 
 
2.2 SVGID Interceptor Capacity 
 
The interceptor begins at SVGID Flow Meter Station #1 located at Prosser and 
travels all the way to the intersection of Sparks Boulevard and Baring Way where 
it then discharges into the City of Sparks Spanish Springs Interceptor that then 
travels to TMWRF. The SVGID Interceptor has capacity of approximately 3.2 
MGD which equates to approximately 7,650 ERU’s. SVGID has the interceptor 
capacity available to serve the Development.  
 
2.3 Treatment Capacity at TMWRF 
 
SVGID has 1.62 MGD of treatment capacity available at the Truckee Meadows 
Water Reclamation Facility (TMWRF). Capacity at TMWRF is based upon a 
peak month flow. At 201 GPD/ERU, SVGID has the ability to provide treatment 
capacity equivalent to 8,060 ERU’s. SVGID has the treatment capacity available 
to serve the Development.  
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