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CASE DESCRIPTION 

For possible action, hearing, and discussion to approve a 
tentative map to allow the subdivision of 154.65 acres into 
a 490 lot common open space development with single 
family lots ranging in size from 6,000-24,058 square feet. 
The proposal also requests a reduction of the minimum 
lot width from 70 feet to 55 feet.   

Applicant/Property Owner: North Valleys 
Investment Group LLC 

Location: Adjacent to Lemmon 
Valley Drive, north of 
Nectar Street and 
adjacent to Chickadee 
Drive and Sand Pit 
Road 

APN: 080-723-01, 080-723-
02, 080-723-03, 080-
721-03, 080-721-04, &
080-721-05

Parcel Size: ±154.65
Master Plan: Suburban Residential 
Regulatory Zone: Medium Density 

Suburban (MDS4-four 
units per acre) 

Area Plan: North Valleys Area Plan 
Citizen Advisory Board: North Valleys 
Development Code: Article 408, Common 

Open Space 
Development and 
Article 608, Tentative 
Subdivision Maps 

Commission District: 5 – Commissioner 
Herman 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

Subject Parcels 
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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 Tentative Subdivision 
Map Case Number WTM18-002 for North Valleys Investment Group, LLC, having made all ten findings in 
accordance with Washoe County Development Code Section 110.608.25 

 (Motion with Findings on Pages 14 and 15) 
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https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-
development/comm_dist_five/2018/files/WTM18-002_ap_Part2.pdf  

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-
development/comm_dist_five/2018/files/WTM18-002_ap_Part3.pdf  
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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 WTM18-002 are attached 
to this staff report and will be included with the Action Order. 

The subject property includes regulatory zones of Medium Density Suburban Four (MDS-4). The 
maximum number of residences allowed, based upon the existing zoning is 618The applicant is 
requesting to create 490 residential lots. This is permissible based upon the approval of a 
Tentative Subdivision Map by Washoe County and compliance with all generally applicable 
provisions of the Development Code. 

Article 406, Common Open Space Development, allows general development standards to be 
varied with the approval of a tentative subdivision map.  In this case, minimum lot widths are 
proposed to be reduced from a minimum of 70 feet to 55 feet. 
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Vicinity Map 
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Site Plan 
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Project Evaluation 

The applicant has requested approval of a Tentative Subdivision Map to create a 490 lot common 
open space subdivision on all or portions of six parcels-as shown in the map and table below. 

Lots will range in size from 6,000 to 23,398 square feet, with an average lot size of 8,610 square 
feet. The project area has a regulatory zone of Medium Density Suburban Four (MDS-4) which 
allows a maximum density of four dwelling units to the acre. The MDS-4 allows a total of 618 
dwelling units for 154 acres. The applicant is proposing a total of 490 dwelling units with an overall 
density of 3.17 units per acre. The minimum setbacks for MDS4 are 20 feet in the front and rear 
and the 7 feet along the side. The applicant is requesting to vary the lot widths from 70 feet to 55 
feet to achieve a more efficient use of the site and providing open space corridors and buffer 
around most of the development. 
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There will be 18.64 acres of common open space, which includes perimeter buffers and pocket 
parks. There are drainage channels within the four villages totaling 5.61 acres which is not 
included as part of the common open space acreage. Adjacent to the neighboring residential 
developments, a 30 foot wide buffer with an 8-foot wide path will be constructed as required by the 
Suburban Character Management area policies NV.6.1(a) of the North Valleys Area Plan Lemmon 
Valley. A Homeowners Association (HOA) or Landscape Maintenance Association (LMA) will be 
established to maintain the open space, drainage channels and perimeter buffers. The individual 
lots will have 6-foot solid fencing in the side and rear yards. 

Phasing map 
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Landscaping 
The applicant has submitted a landscaping plan and stated that the development will meet the 
Article 412, Landscaping and meet the North Valleys Modifier regarding the requirement for 
climate adaptive landscaping in the front yards of new subdivisions, A condition of approval will 
require compliance with the North Valleys Area Plan to use native vegetation, with non-native and 
atypical vegetation integrated sparingly into any landscaped area and that there are at least two 
separate xeriscape options. 

Traffic and Roads 
The development includes a new proposed 4-lane major arterial, Prado Ranch Parkway. It will 
meet Washoe County and will be a 100-foot right-of-way with four travel lanes, bike lanes, 16-foot 
landscape median with a minimum 5-foot wide sidewalk and parkway strips on both sides. This 
arterial will extend off Lemmon Dive and will replace the existing Chickadee Drive and will connect 
to Chesapeake Drive with a new collector, Sunset Garden Way. All streets will have sidewalks on 
both sides of the street. 

The Regional Transportation Commission (RTC) has identified a new 4 lane arterial from Eagle 
Canyon Drive in Spanish Springs to Lemmon Drive in the 2027-2040 project list of the Regional 
Transportation Plan (RTP). The alignment of roadway shown in the RTP is where Prado Ranch 
Parkway is proposed to be located. All proposed roadways will be designed to meet Washoe 
County street standards and safe pedestrian access with sidewalks through the development. 

The developer’s traffic study indicates that the project will generate 4,939 average daily trips with 
386 AM peak trips and 478 PM peak trips. Per the traffic study, the following roadway 
improvements will need to be implemented to mitigate increased traffic: 

• Lemmon Drive/Nectar Street intersection should include an exclusive right turn lane at the
south approach containing 245 feet of storage/deceleration length with 100-foot taper;

• Lemmon Drive/Prado Ranch Parkway intersection should include stop sign control and
separate left and right turn lanes at the east approach and an exclusive right turn lane at
the south approach containing 245 feet of storage/deceleration length with a 100-foot taper;
and

• Where access is provided to Nectar Street through Village 2, this segment will be designed
as a collector street.

Grading 
All grading will be consistent with Article 438, Grading Standards. The proposed changes to the 
site concerning grading will be required per Article 438. The proposed subdivision application 
indicates that no material will be excavated. The project site is virtually all fill and 1 million cubic 
yards of material will be imported to the site from other locations owned by the developer. The 
portion of the site adjacent to Lemmon Drive is in the floodplain and the developer will raise the 
site where any portion of the site falls within the flood hazard zone in accordance with Article 416, 
Flood Hazards.  

The site is relatively flat and the application states that no slopes are over 15%. However, the 
application indicates that retaining walls will be required in some areas adjacent to the 30 foot wide 
landscaped buffer and will not exceed 6 feet in height. Any slopes on the site will not exceed 3 
horizontal to 1 vertical (3H:1V), which meets the provisions of Article 438.  

Drainage 
Managing storm water and drainage will be consistent with Article 420, Drainage Standards. The 
County Engineer is primarily responsible for ensuring compliance with these standards. The 
Lemmon Valley area has experienced substantial flooding within the last year. The proposed 
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subdivision application indicates that the improvements proposed will address the various issues of 
the area. The County Engineer has reviewed the plans for the development and has 
recommended approval with conditions. Those conditions of approval have been included in the 
recommendation attached to this report. 

The developer is proposing two open channels to collect offsite sheet flows. The main channel is 
located adjacent to Prado Ranch Parkway and will range in size from 60 to 100 feet wide. This 
channel will convey water under Lemmon Drive through pipes to a retention basin located in the 
City of Reno. The smaller channel will run north to south and convey water into the main channel. 

Water and Sewer 
Community water and sewer service will be consistent with Article 422, Water and Sewer 
Resource Requirements. The County Engineer is primarily responsible for ensuring compliance 
with sewer requirements. The County Engineer has reviewed the plans for the development and 
has recommended approval with conditions. Those conditions of approval have been included in 
the recommendation attached to this report. 

According to the applicant sewer service will be provided by City of Reno at the Reno-Stead 
Wastewater Treatment Plant and it’s projected that this development will generate approximately 
462,074 gallons per day at peak flow. The project is currently outside the Truckee Meadows Water 
Authority (TMWA) and will require annexation by TMWA prior to a water service agreement. The 
applicant states that the water demands for this project can be provided by the Fish Springs Ranch 
importation supply via TWMA’s high pressure supply main in Matterhorn Boulevard. 

Fire Service 
Fire services will be provided by the Truckee Meadows Fire Protection District (TMFPD)Station 13 
is located at 10575 Silver Lake Blvd. and is approximately 5.8 miles from the site. Washoe 
County’s Lemmon Valley Volunteer Fire Station 223 is located at 130 Nectar, west of the 
intersection of Nectar Street and Redpine Road. According to TMFPD staff, the Fire Hazard 
Classification for parcels 080-723-01, 02, & 03 are Moderate Hazard and parcels 080-721-03, 04, 
& 05 are High Hazard. Fire hydrants will be required to meet minimum location and fire flow 
requirements. TMFPD will review proposed landscaping and fencing materials pursuant to Fire 
Codes. Any developments on the property shall meet the requirements of Washoe County Code 
Chapter 60. 

Washoe County School District 
The proposed development is zoned for Lemmon Valley Elementary School, O’Brien Middle 
School and North Valleys High School. All three of these schools are currently under capacity. 
According to the Washoe County School District, the 538 proposed units would generate 
approximately 145 students for the elementary school, approximately 25 students for the middle 
school and approximately 42 students for the high school. Lemmon Valley Elementary School has 
a base capacity of 699 students with an enrollment for the 2017-2018 school year of 617 students; 
O’Brien Middle School has a base capacity of 1,025 students with an enrollment for the 2017-2018 
school year of 808 students; and North Valleys High School has a base capacity of 2,061 students 
with an enrollment for the 2017-2018 school year of 2,032 students (Refer to Exhibit D).  

Although these schools are currently under capacity, with this project the elementary and high 
schools will be over capacity, while the middle school will remain under capacity. The School 
District is tentatively planning to open another elementary school in August of 2021 to relieve the 
capacity concerns at Lemmon Valley Elementary and other elementary schools in the area. Also, 
another planned high school, possibly at Wildcreek, may begin to provide some relief in 2022, 
which could be followed in a few years by another high school at Stonegate, a development in City 
of Reno located west of I-80 in the Cold Springs area..  
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North Valley Citizen Advisory Board (NVCAB) 
The proposed project was presented by the applicant’s representative at the regularly scheduled 
Citizen Advisory Board meeting on February 12, 2018. The attached CAB minutes (See Exhibit B) 
reflect discussion on the following items:  

• Flooding, water run-off, and drainage
• Lot size and open space
• Allowing of livestock
• Traffic concerns

Reviewing Agencies 

• Washoe County Planning and Building Division common area standards, layout of lots, CCR
requirements, and coordination with other agencies, etc.

Contact:  Eric Young & Julee Olander, Eric- 328-3613 & Julee- 328-3627,
eyoung@washoecounty.us & jolander@washoecounty.us

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

Contact: Leo Vesely, 775.328.2040, lvesely@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

• Washoe County Health District-EMS Program addressed healthcare services and the need for
address numbers on the street curbs.

Contact:  Christina Conti, 775.3268.6042, cconti@washoecounty.us

• Nevada Division of Water Resources stated that water rights are required and a will serve letter
will be required, etc.

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

• Washoe County School District provided comments on current and anticipated capacity at
nearby schools.

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

• Washoe County Water Management Planner Coordinator will require the expansion of water
and sewer services and annexation to Truckee Meadows Water Authority (TMWA) service area.

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

• Truckee Meadows Fire Protection District addressed requirements of Washoe County Code
Chapter 60, the International Fire Code and International Wildfire –Urban interface Code (IWUI).

Contact:  Lisa Beaver, 775.326.6005, lbeaver@tmfpd.us

• Washoe County Sheriff’s Office noted that, “the Sheriff’s Office Patrol Division has no particular
concerns with the Prado Ranch North project, it is fair to anticipate the project will bring
additional traffic related issues and calls for service from the new residents. As there is no
trigger point or requirement to add law enforcement as a population increases, the Sheriff’s
Office will be further stretched to provide for the safety and needs of the community with its
existing personnel.

Contact:  Captain Tim O’Connor, 775.328.3354, toconnor@washoecounty.us

• Regional Transportation Commission (RTC) requires potential transit and pedestrian improvements
and compliance with access management standards for Arterials and Collectors.
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Contact: Rebecca Kapuler, 775.332.0174, rkapuler@rtcwashoe.com 

• City of Reno - Community Development addressed drainage/flood control, sewer, access, traffic,
and circulation concerns.

Contact: Jeff Borchardt & Janell Thomas, 775.677.6882, borchardtj@reno.gov

North Valleys Area Plan Policies 

Character Statement 

A mix of land uses, including large and small lot residential, some higher density residential 
opportunities and some small-scale commercial properties characterize the Lemmon Valley 
Community. In some areas of Lemmon Valley, mixed-use projects that include both residential 
and commercial uses may be appropriate. The Swan Lake wetlands area defines a large area of 
open space that is valued for its habitat, educational, open space, recreational and other 
components. Many residents in the Lemmon Valley area have horses, mules, fowl and other 
animals, and the existence of these animals for recreational, educational and economic purposes 
is recognized as a significant contributor to the local character. Outdoor recreational opportunities 
are also an important component of the community, especially as they relate to equestrian trails 
and multi-use trails. The availability of water has limited growth in this area, but as water resources 
become available, growth will again begin to impact the local landscape. 

Goal Six:  Lemmon Valley Suburban Character Management Area Establish a land use 
pattern, site development guidelines, and architectural guidelines that will implement and 
preserve the Lemmon Valley community character as described in the North Valleys Vision 
and Character Statement. 
NV.6.1 Single family subdivisions established after the date of final adoption of this plan in 

regulatory zones LDS 1; LDS 2; MDS 3 and MDS 4 will: 

a. When adjacent to or across a street from residential development in existence as of the
final adoption of this plan, provide a minimum 30-foot wide open-space buffer, containing
a minimum 8-foot wide decomposed granite trail, on the perimeter AND maintain a
minimum parcel size of 15,000 square feet for any parcel located on the perimeter; OR,
provide for perimeter parcel sizes that match the existing residential parcels.

Staff Response: The applicant has indicated that a 30-foot wide open-space buffer and
an 8-foot wide decomposed granite trail will be constructed on the perimeter of the
development. Any parcel located on the perimeter or adjacent to existing residential
parcels will be a minimum parcel size of 15,000 square feet.

b. Limit all dwellings to a single story located on the perimeter when adjacent to or across a
street from residential development in existence as of the final adoption of this plan.

Staff Response: The applicant has indicated that all dwellings will be one story that are
located on the perimeter when adjacent to or across a street from an existing residential
development.

c. Provide a statement regarding how the proposed design responds to the community
input received during the tentative map review process must be made available to staff
and the Planning Commission.

Staff Response: The applicant presented the application at the North Valleys CAB on
February 12, 2018 and the applicant provided a letter responding to the community input
from the CAB meeting (See Exhibit G).

d. In regulatory zones LDS 1; LDS 2; MDS 3 and MDS 4, new residential parcels shall not
front on existing streets.
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Staff Response: The applicant has indicated that all residences will front on new streets 
and not existing streets.  

e. Vary setbacks and driveway design.

Staff Response: The applicant did not provide specific information concerning varying
setbacks and driveway design. If the Planning Commission approves the proposed
tentative map a condition has been included that the developer shall vary the setbacks
and driveways design.

f. Construct no more than 25% of the total residential units in the same architectural
elevation.

Staff Response: The applicant did not provide specific information concerning
architectural elevation. If the Planning Commission approves the proposed tentative map
a condition has been included that the developer establishes no more than 25% of the
total residential units in the same architectural elevation .

g. Limit the use of block, concrete, or similar material to posts, pillars and similar uses.
These materials are not to be used for panel or wall sections. Plans for the maintenance
of perimeter fences will be submitted with tentative map applications.

Staff Response: The applicant did not provide specific information concerning the use of
block, concrete, or similar material to posts, pillars and similar uses. If the Planning
Commission approves the proposed tentative map a condition has been included that
the developer shall limit the use of block, concrete, or similar material to posts, pillars
and similar uses. These materials are not to be used for panel or wall sections. Plans for
the maintenance of perimeter fences will be submitted with tentative map applications.

h. Minimize the use of street lighting. Any lighting proposed must show how it is consistent
with current best practice “dark-sky” standards. Exterior lighting fixtures mounted on the
homes or units shall be no higher than the line of the first story eave or, where no eave
exists, no higher than 15 feet above finished grade. Lights shall be shielded to prevent
light spillage onto adjacent properties or streets.

Staff Response: The applicant has indicated that no street lighting will be installed
except at the main intersections and that the lighting will not exceed 15 feet in height .

i. Establish landscape designs that emphasize the use of native vegetation, with non-
native and atypical vegetation integrated sparingly into any landscaped area.
Homebuilders must offer at least two separate xeriscape options.

Staff Response: The applicant did not provide specific information concerning landscape
design using native vegetation, with non-native and atypical vegetation integrated
sparingly into any landscaped area or providing at least two separate xeriscape options.
If the Planning Commission approves the proposed tentative map a condition has been
included that the developer shall use native vegetation, with non-native and atypical
vegetation integrated sparingly into any landscaped area and that there are at least two
separate xeriscape options.

North Valleys Area Plan Modifiers 
Section 110.208.10 Residential Subdivision Landscaping. All new residential subdivisions 
approved pursuant to Article 608, Tentative Subdivision Maps, shall include a requirement for the 
subdivider to install climatic adaptive landscaping in the front yard area between the front 
property line and the main building of each new residential lot. 

Staff Response: The applicant states that climatic adaptive landscaping will be provided in the front 
yard of each residential lot. 
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Staff Comment on Required Findings 
Washoe County Code 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 map is consistent with all goals and policies of the Master 
Plan including the residential density and lot design required by the Master Plan and the 
North Valley Area Plan. Where specific goals and/or policies have not been addressed 
conditions of approval have been added and are included at Exhibit A to this report. 

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: As detailed in this report all applicable design features that are required to
be included in subdivisions in the “Lemmon Valley Suburban Character Management Area”
have been included in the application submittal. Where specific goals and/or policies have
not been addressed conditions of approval have been added and are included at Exhibit A
to this report.

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

Staff Comment: The number of dwellings and configuration of the proposed subdivision is 
consistent with the basic requirements of the master plan; impacts associated with the 
proposed subdivision will be appropriately mitigated, based upon the imposition of 
appropriate conditions of approval as included at Exhibit A to this report. 

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

Staff Comment: The proposed subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System; impacts associated with the proposed
subdivision will be appropriately mitigated, based upon the imposition of appropriate
conditions of approval as included at Exhibit A to this report.

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: Neither the design of the proposed 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.

Staff Comment: Community water service and community sewer service will be provided to
all proposed dwellings, based upon the imposition of appropriate conditions of approval as
included at Exhibit A to this report.
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7) Easements. That the design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through, or use of property
within, the proposed subdivision.

Staff Comment: The design of the subdivision 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; based upon the imposition of appropriate conditions of
approval as included at Exhibit A to this report.

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.

Staff Comment: The open space associated with this proposed subdivision will remain in
the ownership of the proposed Home Owners Association (HOA)Infrastructure
improvements built to County standards may be accepted by the appropriate agencies. For
this reason staff has determined that any land or improvements to be dedicated to the
County is consistent with the Master Plan.

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 design of the subdivision provides for future
passive or natural heating or 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 WTM18-002 for North Valleys Investment Group, LLC, is being recommended for 
approval with conditions. Staff offers the following motion for the Board’s consideration. 

Motion  
I move that, after giving reasoned consideration to the information contained in the staff report and 
information received during the public hearing, the Washoe County Planning Commission approve 
Tentative Subdivision Map Case Number WTM18-002 North Valleys Investment Group 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;
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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 
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. 

xc: 

Applicant/Owner: North Valleys Investment Group LLC, 10345 Professional Circle, Suite 100, 
Reno, NV 89521 

Consultant: Wood Rodgers, Inc., Attn: Stacey Huggins, 1361 Corporate Blvd, Reno, NV 
89502  
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Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.6100 – Fax:  775.328.6133 

Conditions of Approval 
Tentative Subdivision Map Case Number WTM18-002 

The project approved under Tentative Subdivision Map Case Number WTM18-002 shall be 
carried out in accordance with the Conditions of Approval granted by the Planning Commission 
on July 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:  Eric Young & Julee Olander, 775-328-3613 (Eric) & 775-328-3627 (Julee),
eyoung@washoecounty.us & jolander@washoecounty.us
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a. The applicant shall demonstrate substantial conformance to the plans approved as part
of this tentative subdivision map.

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. 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.

d. 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.

e. 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.

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

  Jurat for FIRST FINAL MAP 
The Tentative Map for WTM18-002 (Prado Ranch North) was 
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION 
ON July 3, 2018. 

THIS FINAL MAP, MAP NAME AND UNIT/PHASE #, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS, 
IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP 
AND ITS CONDITIONS, WHICH ARE INCORPORATED HEREIN BY 
THIS REFERENCE, AND THOSE CONDITIONS HAVE BEEN 
SATISFIED FOR RECORDATION OF THIS MAP, EXCEPT THAT THE 
“OPERATIONAL CONDITIONS” CONTAINED IN THE RECORDED 
ACTION ORDER SHALL REMAIN IN FULL FORCE AND EFFECT IN 
PERPETUITY.  

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

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

THE NEXT FINAL MAP FOR WTM18-002 (Prado Ranch North) MUST 
BE APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING DIVISION 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. 
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THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS _____ DAY OF _____, 20____ BY THE 
PLANNING AND BUILDING DIVISION DIRECTOR. THE OFFER OF 
DEDICATION FOR STREETS, SEWERS, ETC. IS REJECTED AT 
THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH NRS 
CHAPTER 278.  

_________________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR, PLANNING AND BUILDING 

Jurat for ALL SUBSEQUENT FINAL MAPS 

THE TENTATIVE MAP for WTM18-002 (PRADO RANCH) 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 WTM18-002 (Prado Ranch) 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,  
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PLANNING AND BUILDING DIVISION 

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

h. 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. 

i. 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.  

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

k. The developer shall establish trails to undeveloped lands for future trail connection and
access.

l. The developer shall provide, where feasible, for future passive or natural heating or
cooling opportunities in the subdivision.

m. Prior to any ground disturbing activity, the applicant shall submit a
landscaping/architectural design plan to Planning and Building for review and approval
by Planning and Building Division. Said plan shall address, but not be limited to:  type
and color of building materials, general architectural design, parking, parking lot
circulation and striping, signage, exterior lighting, fencing, trash enclosures, landscaping
material (if plant material:  type, size at time of planting, maturation size at full growth,
period of time between planting and full growth), landscaping location, landscaping
irrigation system, and financial assurances that landscaping will be planted and
maintained.

n. A certification letter or series of letters by a registered landscape architect or other
persons permitted to prepare landscaping and irrigation plans pursuant to N.R.S. 623A
shall be submitted to and approved by Planning and Building / Design Review
Committee. 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.

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

q. 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 and no noise shall exceed
65 dB at the property line.

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

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

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

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

v. 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.

w. When adjacent to or across a street from residential development in existence as of the
final adoption of this plan a minimum 30-foot wide open-space buffer shall be provided ,
containing a minimum 8-foot wide decomposed granite trail, on the perimeter.

x. Maintain a minimum parcel size of 15,000 square feet for any parcel located on the
perimeter; OR, provide for perimeter parcel sizes that match the existing residential
parcels.

y. Limit all dwellings to a single story located on the perimeter when adjacent to or across a
street from residential development in existence as of the final adoption of this plan.

z. Vary setbacks and driveway design.

aa. Construct no more than 25% of the total residential units in the same architectural
elevation. 

bb. Limit the use of block, concrete, or similar material to posts, pillars and similar uses. 
These materials are not to be used for panel or wall sections. Plans for the maintenance 
of perimeter fences will be submitted with tentative map applications. 

cc. Minimize the use of street lighting. Any lighting proposed must show how it is consistent
with current best practice “dark-sky” standards. Exterior lighting fixtures mounted on the
homes or units shall be no higher than the line of the first story eave or, where no eave
exists, no higher than 15 feet above finished grade. Lights shall be shielded to prevent
light spillage onto adjacent properties or streets.

dd. Establish landscape designs that emphasize the use of native vegetation, with non-
native and atypical vegetation integrated sparingly into any landscaped area.

ee. The Homebuilders must offer at least two separate xeriscape options. 

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

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

ii. Any reference to a homeowners association (HOA) in these conditions of approval shall
mean a homeowners association, landscape maintenance or other acceptable
maintenance and management entity/group to the satisfaction of the Washoe County
Community Services Department.

jj. There shall be no provision within the CC&Rs that any Washoe County department or 
agency shall be responsible for enforcing any part of the CC&Rs. 

kk. 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 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. Debris and litter removal;

d. Path/trail maintenance:

e. Fire access and suppression; and

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

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
common open space 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. Parks and common open space located within the development will be developed
with specific amenities to enhance the park and to create a gathering place for the
public.
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5. All outdoor lighting on buildings and streets within the subdivision shall be down-
shielded.

6. No motorized vehicles shall be allowed on the platted common open space.

7. Mandatory solid waste collection.

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

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 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 in an
approved digital format, 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. All existing overhead utility lines shall be placed underground, except electric
transmission lines greater than 100 kilovolts, which can remain above ground.

j. With each affected final map, provide written approval from NV Energy for any
improvements located within their easement or under their facilities.
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k. Appropriate easements shall be granted for any existing or new utilities, with each
affected final map. This includes, but is not limited, to electrical lines, water lines, and
drainage maintenance access.

l. Appropriate easements shall be granted to perpetuate/relocate existing access roads
and easements.

m. A 10 foot Public Utilities Easement and a 10 foot easement for traffic control signage,
plowed snow storage and sidewalks shall be granted adjacent to all rights-of-way.

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

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

p. Slope easements shall be provided for areas of cut or fill that fall outside of the
subdivision boundary.

q. TMWA shall approve any grading in existing waterline easements and any proposed
access road relocations.

DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
r. 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.

s. 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.

t. 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.

u. 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.

v. Prior to placement of any fill material within a FEMA Special Flood Hazard Area, an
approved Conditional Letter of Map Revision (CLOMR) shall be obtained from FEMA.

w. An approved Letter of Map Revision (LOMR) shall be obtained from FEMA prior to
issuance of a Certificate of Occupancy for any structures within the Special Flood
Hazard Area.

x. 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.

y. 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.

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

bb. 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. 

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

dd. 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.

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

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

gg. The project shall mitigate the increased stormwater volume produced from the 
development based on the 100 year–10 day storm event. Alternatives for mitigation 
include excavation of material within or adjacent to the existing flood zone creating 
additional effective flood volume or other means subject to approval by the County 
Engineer.  

hh. The project shall mitigate the loss of Swan Lake flood storage volume for any portion of 
the development (including Lemmon Drive right-of-way improvements) where fill is 
placed within areas located at or below the current FEMA designated 100-year water 
surface elevation or future revised 100-year flood plain elevation approved by the 
County Engineer. Flood storage volume mitigation shall address both the above ground 
storage and below ground storage lost due to filling within the floodplain. A geotechnical 
analysis and study shall be performed to estimate in-situ soil porosity and infiltration 
rates which can be used to estimate sub-surface storage volume lost.  

ii. The project shall mitigate the loss of Swan Lake flood pool surface area for any portion
of the development (including Lemmon Drive right-of-way improvements) where fill is
placed within areas located at or below the current FEMA designated 100-year water
surface elevation or future revised 100-year flood plain elevation approved by the
County Engineer. Prior to the approval of the first final map, it shall be demonstrated that
the volume of stormwater lost due to evaporation for the post-development condition
shall be greater than or equal to the pre-development condition.

jj. The tentative map application identifies areas located in the City of Reno as flood 
volume mitigation sites which will be used to mitigate flood water volumes for Prado 
Ranch Developments located in Reno and Washoe County. Prior to the approval of the 
1st final map, a master flood volume mitigation plan and analysis shall be submitted to 
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the County Engineer and City of Reno for review and approval. Said plan shall estimate 
and tabulate all storm water volume and flood pool area mitigation required for the 
developments, and shall apply an additional 25% volume adjustment as a safety factor 
to account for topographical inaccuracies or other calculation uncertainties. Upon each 
subsequent final map submittal, a report to include a tabulation of total volume and flood 
pool area mitigation required for all projects approved to date compared to total volume 
and flood pool area mitigation provided shall be submitted for review.     

kk. Prior to the finalization of the first final map, a maintenance and operation plan for the 
maintenance of the project’s detention/retention basins, Volume Replacement Areas, 
and all other drainage facilities to be owned and maintained by the HOA shall be 
developed in accordance with the Washoe County Code Article 421. Said plan shall be 
updated for each new final map in which new HOA facilities are added.   

ll. Lemmon Drive is the primary access for the project shall be capable of providing safe
access during persistent flood events.  The Prado Ranch Development which includes
The Prado Ranch North Tentative Map within Washoe County and proposed
development within City of Reno will be required to reconstruct Lemmon Drive from
Deodar Way to the north boundary of Prado Ranch North Tentative Map to an elevation
of 4926 feet (or to an elevation to be determined by additional analysis)

mm. With the finalization of the first final map for Prado Ranch North, the portion of
Lemmon Drive extending from the north boundary of the project to Deodar Way shall be
raised and reconstructed to provide 2 paved travel lanes at an elevation of 4926 feet (or
to an elevation to be determined by additional analysis) above mean sea level.

nn. Following Washoe County and City of Reno roadway design and permitting 
requirements, Lemmon Drive reconstruction shall include the construction of the 
roadway subgrade for the 4-lane ultimate road improvement. All existing or new culvert 
pipes within the Lemmon Drive reconstruction area shall include the ability to be closed 
providing a water-tight seal, designed and constructed to the satisfaction of the County 
Engineer and the City of Reno Public Works Director. These roadway and drainage 
improvements may be subject to a future development agreement.  

oo. The developer shall obtain from the City of Reno all necessary approvals and permits for 
the excavation of the Volume Replacement Area, located on the west side of Lemmon 
Drive, prior to the issuance of a grading permit or final map approval. 

pp. Prior to the recordation of the 1st final map, appropriate documentation which restricts 
future development within Volume Replacement Areas shall be provided to the County 
Engineer. 

qq. A note shall be added to the final map and similar language contained with the project 
CC&R’s stating that owners of parcels created by final map within this development shall 
not protest the formation of a Storm Water Utility District, Flood Control District, Special 
Assessment District or other funding mechanism which is approved and created for the 
purpose of storm water and/or flood water management. 

rr. 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.  
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Washoe County Engineering and Capital Projects -Traffic and Roadways 
3. The following conditions are requirements of Utilities, which shall be responsible for

determining compliance with these conditions.

Contact:  Clara Lawson, 77.328.3603, clawson@washoecounty.us
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. An Occupancy Permit shall be obtained from the City of Reno for all construction within
the Lemmon Drive right-of-way, and a copy of said permit shall be submitted to the
County Engineer prior to finalization of the affected final map.

c. An additional traffic study is required with the recordation of the 400th lot to evaluate the
need to widen Lemmon Drive from 2 to 4 lanes from Arkansas to Chickadee in the 10
year CIP.

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

e. 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.

f. A note on each affected final map shall state that no direct access from individual lots
shall be allowed onto Lemmon Drive and Prado Ranch Parkway. This note shall also be
included in the CC&Rs to the satisfaction of the District Attorney’s Office.

g. For any utilities placed in existing County streets, a Washoe County Street Cut Permit
shall be obtained from Washoe County Engineering and pavement cuts shall be repaired
to the satisfaction of the County Engineer. Street Cut Permits will require full depth
asphalt pavement patching and may include grinding and overlay of half or full street
widths with full width pavement seal coat.

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

i. 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.

j. 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. Retaining walls shall not be
located within Washoe County right-of-way. 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.

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

l. Sidewalks shall be constructed on both sides of the street and shall meet ADA
requirements.

WTM18-002 
EXHIBIT A



Washoe County Conditions of Approval 

Tentative Subdivision Map Case Number WTM18-002 
Page 13 of 17 

m. Curb and gutter shall be standard Type I per Washoe County standard details.

n. Prior to recordation of the affected final map, an ASTM E1527-13 Phase I Environmental
Site Assessment shall be submitted for all parcels dedicated to Washoe County.

o. Appropriate roadway improvement transitions, including any necessary removal of
existing asphalt pavement shall be provided between the existing and proposed street
improvement connections.

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

q. The final map and 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 landscape maintenance within the
County right of way.

r. Signing, striping and traffic control improvements shall comply with American
Association of State Highway and Transportation Officials Design guidelines, the Manual
of Uniform Traffic Control Devices and Washoe County requirements and where
applicable Nevada Department of Transportation requirements.

s. Lemmon Drive/Nectar Street intersection shall be improved to include an exclusive right
turn lane at the south approach containing 245 feet of storage/deceleration length with a
100 foot taper with the 60th lot south of Prado Ranch Parkway.

t. Lemmon Drive/Prado Ranch Parkway intersection shall be designed to include stop sign
control and separate left and right turn lanes at the east approach and an exclusive right
turn lane at the south approach containing 245 feet of storage/deceleration length with a
100 foot taper. The right turn lane shall be constructed with the recordation of the 60th
lot north of Prado Ranch Parkway.

u. Traffic calming is required on the subdivision streets and on Matterhorn Blvd. to the
satisfaction of the County Engineer.

Washoe County Engineering and Capital Projects- Utilities 
4. The following conditions are requirements of Utilities, which shall be responsible for

determining compliance with these conditions.

Contact: Tim Simpson, 775.954.4648, tsimpson@washoecounty.us
a. The applicant shall conform to all conditions imposed by intergovernmental agreements

required to provide sewer service to the subject project, and, if required, be a party to
any such agreements.

b. All fees shall be paid or deferred in accordance with Washoe County Ordinance.

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

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

e. The applicant shall construct and/or provide the financial assurance for the construction
of any on-site and off-site sanitary sewer collection systems prior to signature on each
final map. The financial assurance must be in a form and amount acceptable to the
Engineering and Capital Projects Division.
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f. Approved improvement plans shall be used for the construction of on-site and off-site
sanitary sewer collection system. The Engineering and Capital Projects Division will be
responsible to inspect the construction of the sanitary sewer collection system.

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

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

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

i. The estimated sewage flows generated by this project,

ii. Projected sewage flows from potential or existing development within tributary areas,

iii. The impact on capacity of existing infrastructure,

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

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

j. No sewer will serve will be approved and provided unless treatment capacity exists
within a permitted facility.

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

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

m. A minimum 30-foot sanitary sewer and access easement shall be dedicated to Washoe
County over any facilities not located in a dedicated right of way.

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

o. The developer will be responsible to fund the design and construction of major
infrastructure such as pump structures, controls, telemetry and appurtenances, lift
stations, force mains, sewer mains, interceptor and wastewater treatment facilities
necessary to accommodate the project. However, the actual design will be the
responsibility of the Engineering and Capital Projects Division. Prior to initiation of design
the Developer shall pay the estimated design costs to Washoe County. The Engineering
and Capital Projects Division may either provide such design in-house, or select an
outside consultant. When an outside consultant is to be selected, the Engineering and
Capital Projects Division and the Developer shall jointly select that consultant.

p. The Engineering and Capital Projects Division shall reserve the right to over-size or
realign the design of infrastructure to accommodate future development as determined
by accepted engineering calculations. Funding shall be the responsibility of Washoe
County. Washoe County shall either participate monetarily at the time of design and/or
shall credit an appropriate dollar amount to the Developer at the time of recordation of
the subdivision map.
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Washoe County Health District 
5. The following conditions are requirements of the Health District, which shall be responsible

for determining compliance with these conditions. The District Board of Health has
jurisdiction over all public health matters in the Health District. Any conditions set by the
Health District must be appealed to the District Board of Health.

Contact: Wes Rubio, 775.328.2635, wrubio@washoecounty.us
a. Prior to any Final Map signoff by WCHD the site civil improvement plans and all financial

assurance must be submitted and approved by Washoe County.

1. This may include the expansion (if necessary) to the Reno Stead Treatment Plant if it is
required in order to service the proposed development.

b. 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.

c. 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.

d. 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 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: 

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:

WTM18-002 
EXHIBIT A



Washoe County Conditions of Approval 

Tentative Subdivision Map Case Number WTM18-002 
Page 16 of 17 

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.

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

Washoe County Health District - EMS 
6. The following condition is a requirement of the EMS program, which shall be responsible for

determining compliance with this condition.

Contact: Christina Conti, 775.326.6055, cconti@washoecounty.us
a. Address numbers shall be clearly marked on the curb and the structures to be able to

locate buildings by public safety agencies

Washoe County Water Management Planner Coordinator 
7. The following conditions are requirements of Washoe County Water Management Planner

Coordinator, who shall be responsible for determining compliance with these conditions.

Contact: Vahid Behmaram, 775.954.4647, vbehmaram@washoecounty.us
a. There are no water rights conditions or comments for approval.
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b. 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 TMWA service area. This 
project is located within Washoe County sewer service area. 
 

c. Application indicates TMWA discovery process completed. 

Truckee Meadows Fire Protection District 
8. The following conditions are requirements of Truckee Meadows Fire Protection District, who 

shall be responsible for determining compliance with these conditions.  

Contact: Lisa Beaver, 775.326.6005, lbeaver@tmfpd.us  
a. The setbacks on the perimeter of the development will provide the defensible space as 

required by Chapter 6 of the 2012 IWUI Code. 

b. The construction plans shall be depicted for compliance with all provisions outlined in the 
2012 IWUI Code. 

Regional Transportation Commission (RTC) 
9. The following condition is required from the Regional Transportation Commission, which 

shall be responsible for determining compliance with these conditions.  
Contact:  Rebecca Kapuler, 775.332.0174, rkapular@rtcwashoe.com  
a. Meet all conditions necessary to complete road improvements to maintain level of 

service (LOS) standards. 

*** End of Conditions *** 
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NORTH VALLEYS 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 North Valleys Citizen Advisory Board held February 12, 
2018 at the 

6.C. Washoe County Tentative Map Case Number WTM18-002 (Prado Ranch North)- Request
for community feedback, discussion and possible action to forward community and Citizen
Advisory Board comments to Washoe County staff on a proposal for a tentative map to allow
the subdivision of a 1̴51.4 acre parcel into a 538 lot subdivision with family residential lots
ranging in size from 5,000-23,058 square feet. Application Part 1; Application Part 2; Application
Part 3
• Applicant / Property Owner: Lansing Companies, LLC/North Valleys Investment Group, LLC
• Applicant’s Representative: Stacie Huggins, Wood Rogers, Inc. shuggins@woodrogers.com ,
775-823-5258
• Location: Lemmon Drive –Near the intersection of Lemmon and Chickadee Drive (Bordered by
Lemmon Drive on the west, Tupelo Street and undeveloped land on the north, Chesapeake
Drive to the east, and Nectar Street to the south.
• Assessor’s Parcel Number(s): A portion of APN 080-723-01, 02, 03 and 080-721-04
• Staff: Eric Young, Senior Planner, 775-328-3613, eyoung@washoecounty.us and Julee
Olander, Planner, jolander@washoecounty.us , 775-328-3627
• Reviewing Body: Tentatively scheduled for Planning Commission, March 6, 2018.

Stacy Huggins, project representative, gave an overview: 
• 151 acres
• Chickadee runs through the middle of the development
• The zoning is Medium Density Suburban of 4 units to the acre which conforms to the

North Valleys Area Plan’s Character Management Standards. It’s in accordance with
those standards.

• Common open space tentative
• 538 lots
• 3.55 du/ac
• 8,470 sqft – average lot size
• Four villages
• Matching county easement
• Pardo Ranch Parkway will be the new access
• Proposed to make the lots on perimeter bigger with pedestrian connectivity.
• Traffic study was scoped based on input from the County.
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• 4-lane arterial into the development; designed in accordance with RTC 2040 RTP 
• 10 acres of common space which includes 4 parks  
• Perimeter will be landscaping per code. All open space is maintained by HOA.  

 
Character management design requirements include: 

• 30 wide open space buffer around perimeter 
• 15,000 sq ft perimeter lots 
• Street lights will be limited 

 
Development phased: requirements have to be met prior to development 

• Utility 
• Drainage 
• Road  
• Cardno conducted the hydrology; 254 areas are off-set areas to be used to offset 

volume.  
 

• Villages done in conjunction with backbone infrastructure. This is a long range project. 
Without some assurances, developers can’t move forward with mitigations. Open space 
is currently underwater today.  

 
Public Comment: 

• Denise Ross said we need to get involve in this. Overtime, there will be 2,000 homes. If 
you line up all these cars, it will be 11.2 miles of vehicles.  

• Donna Robinson asked about flood prevention of the current neighborhoods.  
• Leona Galau said those open spaces are currently underwater. It will be underwater 

again. She asked how it will be mitigated and who is responsible for those homes that 
will be affected by flooding. 

• Russell Richardson said he knows there will be development and wants to make sure it 
matches the current neighborhoods. 538 homes on 150 acres will take away land, 
common areas, and roads. The numbers were padded to make the project look better. 
The board makes decision based on these numbers. They are making money on what is 
being built. The County is responsible to confirm these studies.  

• Tammy Holt-Still said there was a zoning change. She asked why are they making the 
properties smaller and why that many homes. She said the current residents will suffer. 
She said her home is not currently on the flood zone, but if this gets built, it will become 
a flooded. Shame on the county for building in a FEMA flood zone.  The county has 6 
acres, and didn’t do anything with it. No park. She asked about the sewer capacity for 
this development, or will it go to the existing one under water.  

• Danny Cleous said Prada Ranch has two other properties. He asked why they would 
propose this project for the County while they had annexed the other two properties to 
the City. This project needs to match other neighborhoods. There are warehouses out 
there already.  
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• Lori Beach said HOA are as good as their board members. The project doesn’t propose a 
lot of open space; she asked how ½ acre to 1 acre considered open space. The project 
needs to match our neighborhood. She said the current barriers were built to address 
flooding. Get the barriers off of Necter. It’s 25 mph on Lemmon, but no one goes 25. 
The project needs to be done responsibly.  

• Chuck Suter said it’s labeled as a subdivision. 500 people in a small space. He asked if 
these people will be able to have livestock. He said he will have to be tied into the 
municipal services.  He spoke about drainage issues; Chickadee was a main drainage 
channel. Make the lot sizes all the same. 

 
Greg Lancing, Project Developer, addressed the public’s questions:  

• He said there will be no livestock on these lots.  
• He said they are proactively working with the school district to do land swap to 

development of a school on Sky Vista.  
• He said they are contributing 300 acres to be excavated in order to help with flooding.  
• Utilities go to the stead plant. Effluent will go to Swan Lake.  
• There is no zone changes. This project is within the zoning standards of 4 units to the 

acre. 9,000 lot with common open space as long as they stay within the density. 
• He said they are working with RTC to widen Lemmon.  
• There is demand to connect to Spanish Springs via Eagle Canyon.  
• 395 traffic concerns – Stacy said staff report hasn’t been written to address 395.  
• He addressed the question about the two other annexed properties. Those were 

annexed in order to do industrial park; the County doesn’t currently allow industrial 
park.  

 
• Roger asked about off-setting to raise the development so it’s not in the flood plain and 

berms along Chickadee.  
• Greg Lancing said they would excavate of 2-3 feet which would become a retention 

area. It’s not below the water table. 
• Teresa Aquila asked about run off. There 153 acre feet of run-off created by 

development with 217 acre feet run off retention capacity.  Antelope may be impacted 
by the development. It’s being redesigned.  

• Jean Harris asked perimeter lot sizes. Stacy said those will be a 1/3 acre lots plus a 30 
foot buffer lot to buffer with a pedestrian 8 foot path. It meets code with landscaping 
requirements.  If the neighborhood would like the path to be DG in order to make it 
equestrian friendly, the developer will consider that preference. As far as the lot sizes, 
it’s zoned for MDS 4 which is smaller; however, the perimeter lots will be larger as a 
transition.  

• Roger Edwards said this project is out of bounds for this area. He said the County would 
like to see density 4 to 1. It doesn’t keep classic appearance of the area. He said this 
project is below the water level. If they raise the soil, it will move the problem 
downstream. The project needs to come back once things are sorted out.  
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MOTION:  Teresa Aquila moved to forward comments; Jennifer Salisbury seconded to 
motion. (Jean Harris has stepped outside to take a phone call). Motion passed unanimously 
by 4 members.  
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From: Ken Kersey
To: Olander, Julee
Subject: WTM18-002
Date: Saturday, February 03, 2018 5:47:21 AM

Miss or Mrs. Olander,

As a 30 year resident of the North Lemmon Valley area and a resident less than a mile from
the proposed project, I am completely disgusted that anyone in your department would even
consider the possibility of such a project or ANY project before a PERMANENT solution to
the active flooding in the area had been resolved, before the " temporary " Hesco barriers had
been removed, before the speed limit and traffic restrictions had been removed and the pumps
removed from across Lemmon Drive.
We are probably only one good rain storm away from another major flood situation.
Washoe County has so far shown a total lack of leadership and absence of ideas as to how to
fix this problem which I feel has in part been exacerbated by the recent development in the
foothills of Peavine where the run off of buildings and parking lots now goes directly into the
creeks that feed Swan Lake. Yes we also had a record winter last year which contributed to the
problem. It is going to get worse with the current development on Silver Lake Dr.
I see that the developer wants to bring in massive amounts of dirt probably to place their area
above flood level. That does not help the current residents or situation.
Washoe County needs to focus their priorities on fixing the existing problems BEFORE it
takes another dime from someone who doesn't care at all about the people who have been
putting up with this mess for over a year now.

Respectfully,
Kenneth F. Kersey
11575 Chesapeake Dr.
Reno, NV 89506  
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COMMUNITY SERVICES DEPARTMENT 
Engineering and Capital Projects 

1001 EAST 9TH STREET 
PO BOX 11130 
RENO, NEVADA 89520-0027 
PHONE (775) 328-3600 
FAX (775) 328.3699  

 
 
Date: May 8, 2018 
 Revised May 16, 2018 
 
To: Eric Young, Senior Planner 
 Julie Olander, Planner 
 
From: Leo Vesely, P.E., Licensed Engineer 
 
Re: Prado Ranch North WTM18-002 (506 Lots) 
 APN 080-723-01, 02, & 03; 080-721-03, 04, & 05 
 
GENERAL PROJECT DISCUSSION   
 
Washoe County Engineering and Capital Project staff has reviewed the above referenced application.  
The proposed project consists of a 506 lot subdivision and is located on approximately 154.5 acres along 
the east side of Lemmon Drive and north of Nectar Street. Sanitary sewer service will be provided by 
Washoe County. The Engineering and Capital Projects Division recommends approval with the following 
comments and conditions of approval which supplement applicable County Code and are based upon 
our review of the site and the tentative map application prepared by Wood Rodgers.  The County 
Engineer shall determine compliance with all the following conditions of approval. 
 
For questions related to sections below, please see the contact name provided. 
 
GENERAL CONDITIONS 
Contact Information:  Leo Vesely, P.E.  (775) 328-2313 
 

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 in an approved digital 
format, 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 
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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. 

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. All existing overhead utility lines shall be placed underground, except electric transmission lines 
greater than 100 kilovolts, which can remain above ground. 

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

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

12. Appropriate easements shall be granted to perpetuate/relocate existing access roads and 
easements. 

13. A 10 foot Public Utilities Easement and a 10 foot easement for traffic control signage, plowed 
snow storage and sidewalks shall be granted adjacent to all rights-of-way. 

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

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

16. Slope easements shall be provided for areas of cut or fill that fall outside of the subdivision 
boundary.  

17. TMWA shall approve any grading in existing waterline easements and any proposed access road 
relocations. 
 

  
DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
Contact Information:  Leo Vesely, P.E.  (775) 328-2313 
 

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 

WTM18-002 
EXHIBIT D



Subject: Prado Ranch North WTM18-002 (506 Lots) 
Date: May 8, 2018 
Page: 3 
 

 

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. 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. 

5. Prior to placement of any fill material within a FEMA Special Flood Hazard Area, an approved 
Conditional Letter of Map Revision (CLOMR) shall be obtained from FEMA. 

6. An approved Letter of Map Revision (LOMR) shall be obtained from FEMA prior to issuance of a 
Certificate of Occupancy for any structures within the Special Flood Hazard Area. 

7. 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. 

8. 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.  

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

10. 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. 

11. 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. 

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

13. 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. 

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

15. Drainage easements shall be provided for all storm runoff that crosses more than one lot.  
16. The project shall mitigate the increased stormwater volume produced from the development 

based on the 100 year–10 day storm event.  Alternatives for mitigation include excavation of 
material within or adjacent to the existing flood zone creating additional effective flood volume 
or other means subject to approval by the County Engineer.  
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17. The project shall mitigate the loss of Swan Lake flood storage volume for any portion of the 
development (including Lemmon Drive right-of-way improvements) where fill is placed within 
areas located at or below the current FEMA designated 100-year water surface elevation or 
future revised 100-year flood plain elevation approved by the County Engineer.  Flood storage 
volume mitigation shall address both the above ground storage and below ground storage lost 
due to filling within the floodplain.  A geotechnical analysis and study shall be performed to 
estimate in-situ soil porosity and infiltration rates which can be used to estimate sub-surface 
storage volume lost.  

18. The project shall mitigate the loss of Swan Lake flood pool surface area for any portion of the 
development (including Lemmon Drive right-of-way improvements) where fill is placed within 
areas located at or below the current FEMA designated 100-year water surface elevation or 
future revised 100-year flood plain elevation approved by the County Engineer. Prior to the 
approval of the first final map, it shall be demonstrated that the volume of stormwater lost due 
to evaporation for the post-development condition shall be greater than or equal to the pre-
development condition. 

19. The tentative map application identifies areas located in the City of Reno as flood volume 
mitigation sites which will be used to mitigate flood water volumes for Prado Ranch 
Developments located in Reno and Washoe County.  Prior to the approval of the 1st final map, a 
master flood volume mitigation plan and analysis shall be submitted to the County Engineer and 
City of Reno for review and approval.  Said plan shall estimate and tabulate all storm water 
volume and flood pool area mitigation required for the developments, and shall apply an 
additional 25% volume adjustment as a safety factor to account for topographical inaccuracies or 
other calculation uncertainties.  Upon each subsequent final map submittal, a report to include a 
tabulation of total volume and flood pool area mitigation required for all projects approved to 
date compared to total volume and flood pool area mitigation provided shall be submitted for 
review.      

20. Prior to the finalization of the first final map, a maintenance and operation plan for the 
maintenance of the project’s detention/retention basins, Volume Replacement Areas, and all 
other drainage facilities to be owned and maintained by the HOA shall be developed in 
accordance with the Washoe County Code Article 421.  Said plan shall be updated for each new 
final map in which new HOA facilities are added. 

21. Lemmon Drive is the primary access for the project shall be capable of providing safe access 
during persistent flood events.   The Prado Ranch Development which includes The Prado Ranch 
North Tentative Map within Washoe County and proposed development within City of Reno will 
be required to reconstruct Lemmon Drive from Deodar Way to the north boundary of Prado 
Ranch North Tentative Map to an elevation of 4926 feet (or to an elevation to be determined by 
additional analysis) 
With the finalization of the first final map for Prado Ranch North, the portion of Lemmon Drive 
extending from the north boundary of the project to Deodar Way shall be raised and 
reconstructed to provide 2 paved travel lanes at an elevation of 4926 feet (or to an elevation to 
be determined by additional analysis) above mean sea level. 
Following Washoe County and City of Reno roadway design and permitting requirements, 
Lemmon Drive reconstruction shall include the construction of the roadway subgrade for the 4-
lane ultimate road improvement.  All existing or new culvert pipes within the Lemmon Drive 
reconstruction area shall include the ability to be closed providing a water-tight seal, designed 
and constructed to the satisfaction of the County Engineer and the City of Reno Public Works 
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Director.  These roadway and drainage improvements may be subject to a future development 
agreement.   

22. The developer shall obtain from the City of Reno all necessary approvals and permits for the 
excavation of the Volume Replacement Area, located on the west side of Lemmon Drive, prior to 
the issuance of a grading permit or final map approval. 

23. Prior to the recordation of the 1st final map, appropriate documentation which restricts future 
development within Volume Replacement Areas shall be provided to the County Engineer. 

24. A note shall be added to the final map and similar language contained with the project CC&R’s 
stating that owners of parcels created by final map within this development shall not protest the 
formation of a Storm Water Utility District, Flood Control District, Special Assessment District or 
other funding mechanism which is approved and created for the purpose of storm water and/or 
flood water management. 

25. 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.  

 
TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
Contact Information:  Clara Lawson, P.E.  (775) 328-3603 
 

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. An Occupancy Permit shall be obtained from the City of Reno for all construction within the 
Lemmon Drive right-of-way, and a copy of said permit shall be submitted to the County Engineer 
prior to finalization of the affected final map. 

3. An additional traffic study is required with the recordation of the 400th lot to evaluate the need 
to widen Lemmon Drive from 2 to 4 lanes from Arkansas to Chickadee in the 10 year CIP. 

4. Street names shall be reviewed and approved by the Regional Street Naming Coordinator. 
5. 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. 

6. A note on each affected final map shall state that no direct access from individual lots shall be 
allowed onto Lemmon Drive and Prado Ranch Parkway.  This note shall also be included in the 
CC&Rs to the satisfaction of the District Attorney’s Office. 

7. For any utilities placed in existing County streets, a Washoe County Street Cut Permit shall be 
obtained from Washoe County Engineering and pavement cuts shall be repaired to the 
satisfaction of the County Engineer.  Street Cut Permits will require full depth asphalt pavement 
patching and may include grinding and overlay of half or full street widths with full width 
pavement seal coat. 

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

9. 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. 

10. 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. Retaining walls shall not be located within Washoe County right-
of-way.  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. 

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

12. Sidewalks shall be constructed on both sides of all streets and shall meet ADA requirements. 
13. Curb and gutter shall be standard Type I per Washoe County standard details. 
14. Prior to recordation of the affected final map, an ASTM E1527-13 Phase I Environmental Site 

Assessment shall be submitted for all parcels dedicated to Washoe County. 
15. Appropriate roadway improvement transitions, including any necessary removal of existing 

asphalt pavement shall be provided between the existing and proposed street improvement 
connections.   

16. Adequate snow storage easements shall be identified on the final plat. 
17. The final map and 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 landscape maintenance within the County right of way. 

18. Signing, striping and traffic control improvements shall comply with American Association of 
State Highway and Transportation Officials Design guidelines, the Manual of Uniform Traffic 
Control Devices and Washoe County requirements and where applicable Nevada Department of 
Transportation requirements.  

19. Lemmon Drive/Nectar Street intersection shall be improved to include an exclusive right turn 
lane at the south approach containing 245 feet of storage/deceleration length with a 100 foot 
taper with the 60th lot south of Prado Ranch Parkway. 

20. Lemmon Drive/Prado Ranch Parkway intersection shall be designed to include stop sign control 
and separate left and right turn lanes at the east approach and an exclusive right turn lane at the 
south approach containing 245 feet of storage/deceleration length with a 100 foot taper.  The 
right turn lane shall be constructed with the recordation of the 60th lot north of Prado Ranch 
Parkway. 

21. Traffic calming is required on the subdivision streets and on Matterhorn Blvd. to the satisfaction 
of the County Engineer. 
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UTILITIES (County Code 422 & Sewer Ordinance) 
Contact Information:  Tim Simpson, P.E.  (775) 954-4648 
 
1. The applicant shall conform to all conditions imposed by intergovernmental agreements required to 

provide sewer service to the subject project, and, if required, be a party to any such agreements. 
2. All fees shall be paid or deferred in accordance with Washoe County Ordinance. 
3. Improvement plans shall be submitted and approved by the Engineering and Capital Projects Division 

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

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

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

6. Approved improvement plans shall be used for the construction of on-site and off-site sanitary sewer 
collection system.  The Engineering and Capital Projects Division will be responsible to inspect the 
construction of the sanitary sewer collection system. 

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

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

9. A master sanitary sewer report for the entire tentative map shall be prepared and submitted by the 
applicant's engineer at the time of the initial submittal for the first final map which addresses: 
a. the estimated sewage flows generated by this project, 
b. projected sewage flows from potential or existing development within tributary areas, 
c. the impact on capacity of existing infrastructure,  
d. slope of pipe, invert elevation and rim elevation for all manholes, 
e. proposed collection line sizes, on-site and off-site alignment, and half-full velocities. 

10. No sewer will serve will be approved and provided unless treatment capacity exists within a 
permitted facility. 

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

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

13. A minimum 30-foot sanitary sewer and access easement shall be dedicated to Washoe County over 
any facilities not located in a dedicated right of way.  

14. A minimum 12-foot wide all weather sanitary sewer access road shall be constructed to facilitate 
access to off-site sanitary sewer manholes. 
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15. The developer will be responsible to fund the design and construction of major infrastructure such 
as pump structures, controls, telemetry and appurtenances, lift stations, force mains, sewer mains, 
interceptor and wastewater treatment facilities necessary to accommodate the project. However, 
the actual design will be the responsibility of the Engineering and Capital Projects Division. Prior to 
initiation of design the Developer shall pay the estimated design costs to Washoe County. The 
Engineering and Capital Projects Division may either provide such design in-house, or select an 
outside consultant. When an outside consultant is to be selected, the Engineering and Capital 
Projects Division and the Developer shall jointly select that consultant. 

16. The Engineering and Capital Projects Division shall reserve the right to over-size or realign the 
design of infrastructure to accommodate future development as determined by accepted 
engineering calculations.  Funding shall be the responsibility of Washoe County.  Washoe County 
shall either participate monetarily at the time of design and/or shall credit an appropriate dollar 
amount to the Developer at the time of recordation of the subdivision map. 
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May 14, 2018 
 
 
 
Julee Olander, Planner  
Washoe County Community Services 
Planning and Development Division 
PO Box 11130 
Reno, NV 89520-0027 
 
RE: Prado Ranch; 080-723-01  
 Tentative Map; TM18-002 
  
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 Map signoff by WCHD the site civil improvement plans and all financial 

assurance must be submitted and approved by Washoe County. 
a. This may include the expansion (if necessary) to the Reno Stead Treatment Plant if it is 

required in order to service the proposed development. 
2. 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. 

3. 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.  
4. Improvement plans for the water system may be constructed prior to final map submittal only 

after Water Project approval by this Health District. 
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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. 

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. WTM18-002 
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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 
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From: Patrick Mohn
To: Young, Eric; Olander, Julee
Subject: Prado Ranch North - Tentative Map WTM18-002
Date: Tuesday, January 30, 2018 3:56:07 PM
Attachments: image001.jpg

image002.jpg

To Whom It May Concern:
 
When the actual Tentative Map is submitted (with fees) for this project, the NDEP will do detailed review
and will provide a formal recommendation to Washoe County. 
 
I performed a cursory review of the project materials (Parts 1, 2 and 3 of the application).  The NDEP is
encouraged that the developer intends to obtain a connection to the sanitary sewer system and the Reno-
Stead wastewater plant, pending the approval of the necessary inter-local agreements for infrastructure to
accommodate growth in the North Valleys.  Just to let you know, the NDEP will not consider the approval
of subdivisions proposing individual septics in Lemmon Valley, due to shallow groundwater conditions and
flooding potential.
 
The NDEP will require an “Intent-to-Serve” letter from the sewer provider at the Tentative Map level.  For
Final Map review, the NDEP will require a formal Will Serve for sewer and water.  The wastewater
treatment provider must ensure adequate treatment capacity to serve the proposed subdivision.        
 
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: Beaver, Lisa  
Sent: Tuesday, May 15, 2018 8:42 AM 
To: Olander, Julee 
Subject: RE: Prado Ranch 
  
Hi Julee, 
  
I just left you a message.  I spent time this morning looking at GIS and the report is 
incorrect.  The development is in TMFPD response area.  This will need to be corrected.  In 
addition, reference shall be made as to the Fire Hazard Classification, parcels 080-723-01, 02, 
& 03 are Moderate Hazard and parcels 080-721-03, 04, & 05 are High Hazard.   
  
Reference shall be made in the report that setbacks on the perimeter of the development will 
provide the defensible space as required by Chapter 6 of the 2012 IWUI Code.  All other 
aspects of construction shall be depicted at plan submittal for compliance with the remaining 
provisions outlined in the 2012 IWUI Code. 
  
Thanks Julee, 
  
Lisa 
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From: Patrick Mohn
To: Olander, Julee
Subject: RE: April Agency Review Memo
Date: Thursday, April 19, 2018 1:17:37 PM
Attachments: image001.png

Julee,

The NDEP does not have any comments on the Prado Ranch North WTM18-002 other than what we've submitted
previously.  With regard to sewage disposal, the revised application specified that domestic wastewater from the
residential development would be treated at the Reno-Stead Wastewater Treatment Facility.  For NDEP review of
the Tentative Map, an "Intent-to-Serve" for sewer needs to be submitted, and a formal Will-Serve will need to be
submitted for NDEP review of the Final Map.  The Reno-Stead WWTF must be able to demonstrate sufficient
hydraulic and treatment capacity to serve the Prado Ranch North subdivision.

Regards,

Pat Mohn, P.E.
NDEP
775-687-9419
________________________________________
From: Stark, Katherine [KRStark@washoecounty.us]
Sent: Thursday, April 19, 2018 7:33 AM
To: Patrick Mohn
Cc: Emerson, Kathy; Stark, Katherine
Subject: April Agency Review Memo

Good morning,

Please find the attached Agency Review Memo with a revised application received in April by Washoe County
Community Services Department, Planning and Building.

You’ve been asked to review the application.  The item description and links to the application are provided in the
memo.

You may have seen an earlier version of this application in January of 2018.  The current version is a revised
application.  It is a large application with four links included in the memo.  The documents in Parts 1 and 2 are
unchanged from January.  The end of Part 3 includes 19 pages that comprise the revised plan set.  The fourth link is
the revised application.

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 the revised portions of this application will be mailed to you.

Thank you!

Katy Stark
Office Support Specialist | Washoe County Community Services Department | Planning & Building Division
krstark@washoecounty.us<mailto:krstark@washoecounty.us> | o 775.328.3618 | f 775.328.6133 | 1001 E. Ninth St.,
Bldg. A, Reno, NV  89512
[county_seal_1861_300dpi_mini_color]
Connect with us:  cMail<http://www.washoecounty.us/cmail> | Twitter<http://www.twitter.com/washoecounty> |
Facebook<http://www.facebook.com/washoecounty> | www.washoecounty.us

WTM18-002 
EXHIBIT D

mailto:JOlander@washoecounty.us
mailto:krstark@washoecounty.us
http://www.washoecounty.us/cmail
http://www.twitter.com/washoecounty
http://www.facebook.com/washoecounty






WTM18-002 
EXHIBIT D



  

 

COMMUNITY SERVICES 

 

 
 

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

Fax:  (775) 328-3699 

 

 

 

1001 E. 9TH Street, Reno, Nevada 89512 

January 30, 2018 

 

TO:  Eric Young, Senior Planner, CSD, Planning & Development Division  

  Julee Olander, Planner, CSD, Planning & Development Division 

   

FROM: Vahid Behmaram, Water Management Planner Coordinator, CSD 

 

SUBJECT: Tentative Map Case Number WTM18-002 (Prado Ranch North) 

 

Project description: 

 

A tentative map to allow the subdivision of 151.4 acres for a 538 lot common open space 

development with single family lots ranging in size from 5,000-30,000 square feet. 

 

Project Location: Adjacent to Lemmon Valley Drive, north of Nectar Street and adjacent to 

Chickadee Drive and Sand Pit Road.  Assessor’s Parcel Number(s): 080-723-01, 080-723-02, 

080-723-03, 080-721-03, 080-721-04, & 080-721-05 

 

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 TMWA service area.  This 

project is located within Washoe County sewer service area.  

3) Application indicates TMWA discovery process completed. 
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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:   Angela Taylor, President * Katy Simon Holland, Vice President * Scott Kelley, Clerk *  
Debra Feemster * Veronica Frenkel * John Mayer * Malena Raymond * Traci Davis, Superintendent 

 
25 January, 2018 

 
Mr. Eric Young, Senior Planner & Ms./Mrs. Julee Olander, Planner 
Washoe County Community Services Department 
Planning and Building Division 
1001 East 9th Street 
P.O. Box 11130 
Reno, NV 89520 
 
RE: WTM18-002 (Prado Ranch North) 
 
Dear Mr. Young & Ms./Mrs. Olander, 
 
538 new single-family residential units will impact Washoe County School District 
facilities.  This project is currently zoned for the following schools: 
 
Lemmon Valley Elementary School 
 

• Estimated project impact = 145 new ES students (538 single-family units x 
.269 ES students per unit) 

• Base Capacity = 699 
• 2017-2018 Enrollment = 617 
• % of Base Capacity = 88% 
• 2017-2018 Enrollment with PROJECT = 762 
• % of Base Capacity with PROJECT = 109% 
• Overcrowding Strategies: 

o Lemmon Valley ES has 2 portable buildings (4 classrooms) in use that 
provide temporary space for an additional 100 students. 

o Per WCSD-adopted Policy 6111, most elementary schools will transition 
to a multi-track year-round schedulea when their enrollment reaches 120% 
of capacity. 

o Assignment to the closest elementary school with available capacity may 
be used for students in this development. 

 
O’Brien Middle School 
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• Estimated project impact = 25 new MS students (538 single-family units x 
.047 MS students per unit) 

• Base Capacity = 1,025 
• 2017-2018 Enrollment = 808 
• % of Base Capacity = 78% 
• 2017-2018 Enrollment with PROJECT = 833 
• % of Base Capacity with PROJECT = 81% 
• Overcrowding Strategies: 

o The O’Brien MS property may be able to accommodate portable 
classrooms if necessary and if funding for the units is available. 

o Per adopted District Policy 6111, most middle schools will be 
converted to a double sessionb calendar when enrollment exceeds 120% 
of capacity. 

o Assignment to the closest middle school with available capacity may be 
used for students in this development. 

 
North Valleys High School 

 
• Estimated project impact = 42 new HS students (538 single-family units x .078 

HS students per unit) 
• Base Capacity = 2,061 
• 2017-2018 Enrollment = 2,032 
• % of Base Capacity = 99% 
• 2017-2018 Enrollment with PROJECT = 2,074 
• % of Base Capacity with PROJECT = 101% 
• Overcrowding Strategies: 

o North Valleys HS has 4 portable units (8 classrooms) in place that 
provide temporary space for an additional 200 students. 

o Per adopted District Policy 6111, high schools will convert to a double 
session calendarb when enrollment exceeds 120% of capacity. 

o  Assignment to the closest high school with available capacity may be 
implemented for students in this development. 
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Three things to know as we move forward to address overcrowding and repairs:   
 

1. Overcrowding and needed repairs will be addressed as quickly as possible, 
but solutions will take time. The District’s problems with overcrowding and 
backlogged repair needs are the result of more than a decade without adequate 
capital funding, and will not be solved overnight. 

o We should be able to avoid Double Sessions at middle and high schools. 
o We cannot avoid Multi-Track at the elementary level, but will work to 

eliminate it as quickly as possible. 
2. We want to hear from you. Capital projects must first be approved by an 

independent group of community members, and only then go to the school 
district’s Board of Trustees. All discussions take place in open, public meetings. 
The community is invited and encouraged to attend these meetings and give 
input there, through our online form, or by contacting Riley Sutton, our 
community outreach person on these issues, at 348-0278 or 
rsutton@washoeschools.net. 

3. Transparency is a top priority. Past spending and future projects are posted 
on our Data Gallery (http://datagallery.washoeschools.net/). Capital projects 
follow the public bidding process, which can also be viewed there. We will 
continue to develop these tools as we go forward to further engage the public in 
the work we are doing. If you have an idea for other information you would like 
us to present or ways we could better present current information, please let us 
know 

Definitions: 
a) Multi-Track Year-Round Calendar (MTYR): The school is divided into four groups (“tracks”) which start 

and end the school year on different dates, with only three tracks attending school at any one time. This can 
decrease overcrowding by as much as 25%. 

 
b) Double Sessions: Two “schools” are operated out of one building; the school is divided into two separate 

groups which start and end the day at different times, with no overlap. Double Sessions have not been done in 
WCSD for over 30 years; all details are still in process in terms of exact start and end times, division of the school, 
and more. Other school districts in Nevada, which have more recent experience with Double Sessions, ran the 
first high school session from 5:55am to 11:55am and the second session ran from approximately 12:00 p.m. to 
6:00 p.m. Double Sessions can relieve overcrowding by as much as 50%. 

 
Thank you for the opportunity to comment. 
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Mike Boster 
Mike Boster 
School Planner 
14101 Old Virginia Road 
Reno NV USA 89521 
Washoe County School District Capital Projects 
775.789.3810 
mboster@washoeschools.net 
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RTC Board:   Ron Smith (Chair)   Bob Lucey (Vice Chair)    Paul McKenzie    Marsha Berkbigler   Neoma Jardon 
PO Box 30002, Reno, NV 89520    1105 Terminal Way, Reno, NV 89502    775-348-0400    rtcwashoe.com 

 

 
 
May 16, 2018 FR:  Chrono/PL 183-18 
 
 
 
Mr. Eric Young, Senior Planner and 
Ms. Julee Olander, Planner 
Community Services Department 
Washoe County 
PO Box 11130 
Reno, NV 89520 
 
RE: WTM18-002 (Prado Ranch North) 
  
Dear Mr. Young and Ms. Olander,       
 
The RTC has been asked to review the subject application and provide comments and recommendations.  RTC 
has submitted letters for this project on February 1, 2018, June 27, 2017, September 27, 2016, and August 23, 
2016.  Please see attached letters with our comments.  In addition to the attached letters RTC has the following 
additional comments. 
 
The Regional Transportation Plan (RTP) identifies Lemmon Drive as an arterial with Moderate-access control.  To 
maintain arterial capacity, the following RTP access management standards need to be adhered to: 
 

Access Management Standards-Arterials1 and Collectors 

Access 
Management 

Class 

Posted 
Speeds 

Signals 
Per Mile 

and 
Spacing2 

Median Type 

Left From 
Major 

Street? 
(Spacing 

from signal) 

Left From 
Minor Street or 

Driveway? 

Right Decel 
Lanes at 

Driveways? 

Driveway 
Spacing3 

Moderate 
Access 
Control 

40-45 
mph 

3 or less 
Minimum 
spacing 

1590 feet 

Raised or 
painted 
w/turn 

pockets 

Yes 
500 ft. 

minimum 

No, on 6 or 
8-lane 

roadways w/o 
signal 

Yes4 200 ft./300 ft. 

1 On-street parking shall not be allowed on any new arterials.  Elimination of existing on-street parking shall be considered a priority for 
major and minor arterials operating at or below the policy level of service. 

2 Minimum signal spacing is for planning purposes only; additional analysis must be made of proposed new signals in the context of planned 
signalized intersections, and other relevant factors impacting corridor level of service. 

3 Minimum spacing from signalized intersections/spacing other driveways. 
4 If there are more than 60 inbound, right-turn movements during the peak-hour. 
 
The policy level of service (LOS) standard for Lemmon Drive is LOS E between US 395 and Fleetwood and LOS 
D between Fleetwood and Chickadee.  Policy LOS for intersections shall be designed to provide a level of service 
consistent with maintaining the policy level of service of the intersecting corridor. This project should be required 
to meet all the conditions necessary to complete road improvements to maintain policy LOS standards. 
 
The 2040 Regional Transportation Plan (RTP) identifies the following future capacity projects: 

• Lemmon Drive from US 395 to Military Rd - widen from 4 to 6 lanes (PE and NEPA in 2017-2021 and 
Construction in 2018-2026) 

• Lemmon Drive from Fleetwood Drive to Arkansas St - widen from 2 lanes to 4 lanes (PE and NEPA in 
2017-2021 and Construction in 2018-2026) 

 
The traffic study prepared by Solaegui Engineers reviewed the project’s impacts to the adjacent street network.  
The study recommended: 
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TYPICAL 4-LANE RIGHT-OF-WAY SECTION 

Regional Road Impact Fee System January 19, 2009 
Capital Improvement Plan Page 37 
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From: Schull, Shyanne
To: Young, Eric; Olander, Julee
Subject: FW: January Agency Review Memo
Date: Monday, January 29, 2018 11:55:05 AM
Attachments: image001.png

January Agency Review Memo.pdf
image003.png

Good morning,
I have briefly reviewed item #4 and WCRAS does  not have any issues or concerns.
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”.
 

 
 

From: Stark, Katherine 
Sent: Monday, January 22, 2018 10:52 AM
To: Schull, Shyanne
Cc: Stark, Katherine; Emerson, Kathy
Subject: January Agency Review Memo
 
Good morning,
 
Please find the attached Agency Review Memo with cases received in January by Washoe County
Community Services Department, Planning and Building. 
 
You’ve been asked to review the applications for Items 2, 3 & 4.  The item descriptions and links to
the applications are provided in the memo. 
 
For Item 2, please note that the three blue links open the same, combined application.  Item 3 and
Item 4 have large applications; please click on the multiple blue links in order to review the entire
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COMMUNITY SERVICES DEPARTMENT 
Planning and Building 


1001 EAST 9TH STREET 
PO BOX 11130 
RENO, NEVADA 89520-0027 
PHONE (775) 328-6100 
FAX (775) 328.6133  


 


Application Review Memorandum I 
 


 
 
 
 
 
 


To: Reviewing Agencies 


Subject: Review of Applications Submitted January 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. Master Plan Amendment Case Number WMPA18-0003 AND Regulatory Zone Amendment 


WRZA18-0002 (Estates at Calle de la Plata) – For possible action, hearing, and discussion: 
 


(1) To adopt an amendment to the Washoe County Master Plan, Spanish Springs Area Plan to change 
the Master Plan Category on one parcel of ±39.21-acres from Industrial to Suburban Residential, and 
to remove it from the Village Green Commerce Center Specific Plan; and 


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


amendment to the Spanish Springs Regulatory Zone Map, changing the Regulatory Zone from 
Industrial to Medium Density Suburban. 


 
• Applicant: Blackstone Development Group 


Agency Comments and Conditions Due as Follows: 
 


#1 - #4 – Agency Comments and Conditions Due – February 5, 2018 


The following case is tentatively scheduled to be heard by  


#1 – Planning Commission – TBD  



https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2018/files/WMPA18-0003_WRZA18-0002_ap.pdf

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2018/files/WMPA18-0003_WRZA18-0002_ap.pdf





 


 


• Property Owner: STN 375 Calle Group, LLC 
• Location:  375 Calle de la Plata 
• Assessor’s Parcel Number: 534-561-10 
• Parcel Size: ±39.21-acres 
• Existing Master Plan Category: Industrial 
• Proposed Master Plan Category: Suburban Residential 
• Existing Regulatory Zone: Industrial 
• Proposed Regulatory Zone: Medium Density Suburban 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs 
• Development Code: Article 820, Amendment of Master Plan;  


Article 821, Amendment of Regulatory Zone; and 
Article 442, Specific Plan Standards and Procedures 


• Commission District: 4 – Commissioner Hartung 
• Section/Township/Range: Sections 24/25, T21N, R20E, MDM, Washoe County, 


NV 
• Staff:  Kelly Mullin, AICP, Senior Planner 


Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3608 
• E-mail:  kmullin@washoecounty.us  


 


 
2. Master Plan Amendment Case Number WMPA18-0002 – Black Rock Storage Master Plan 


Amendment – For possible action, hearing, and discussion to approve Master Plan Amendment to the 
Truckee Canyon Area Plan: 


 


(1) To allow commercial master plan categories and commercial regulatory zones for use types that do 
not require new municipal services; 


(2) Add a statement or policy restricting the commercial use types allowed; and 
(3) Amend the existing Suburban Residential master plan designation of the subject site to Commercial 


Master Plan Designation. 
 


Regulatory Zone Amendment Case Number WRZA18-0001 – Black Rock Storage Regulatory Zone 
Amendment – For possible action, hearing, and discussion to approve a Regulatory Zone Amendment to 
change Medium Density Suburban (MDS) zoning to Neighborhood Commercial (NC). 
 
Development Code Amendment Case Number WDCA17-0008 – Black Rock Storage (Truckee 
Canyon Area Modifier) – For possible action, hearing, and discussion to approve a Development Code 
Amendment to Article 222 (Truckee Canyon Area) of the Washoe County Development Code (WCC 
Chapter 110), to allow specific use types in the Neighborhood Commercial regulatory zone subject to a 
Special Use Permit, only if the proposed use does not require new municipal services. 


 
• Applicant: Black Rock Storage, LLC, Attn: Tom Ortiz, 681 


Edison Way, Reno, NV 89502 


The following case is tentatively scheduled to be heard by  


#2 – Planning Commission – March 6, 2018  



mailto:kmullin@washoecounty.us

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2018/files/WDCA17-0008_WMPA18-0002_WRZA18-0001_ap.pdf
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https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2018/files/WDCA17-0008_WMPA18-0002_WRZA18-0001_ap.pdf

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2018/files/WDCA17-0008_WMPA18-0002_WRZA18-0001_ap.pdf

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2018/files/WDCA17-0008_WMPA18-0002_WRZA18-0001_ap.pdf

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_four/2018/files/WDCA17-0008_WMPA18-0002_WRZA18-0001_ap.pdf





 


 


• Property Owner: Vector Account, LLC. 240 Grapevine Ravine Road, 
Newcastle, CA 95658 


• Location:  Interstate 80 at Exit 43 (Wadsworth); Specifically 
North of I-80, South of Stampmill Drive, and East of 
the existing TMFPD station. 


• Assessor’s Parcel Number: 084-291-04 
• Parcel Size: ±5.4 Acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Medium Density Suburban (MDS) 
• Area Plan: Truckee Canyon 
• Citizen Advisory Board: East Truckee Canyon 
• Development Code: Article 222, Truckee Canyon Area; Article 820, 


Master Plan Amendment 
• Commission District: 4 – Commissioner Hartung 
• Section/Township/Range: Section 8, T20N, R24E, MDM, Washoe County, NV 


Washoe County, NV 
• Staff:  Roger D. Pelham, MPA, Senior Planner and 


Chris Bronczyk, Planner 
• Phone:  775-328-3622 (Roger) and 775-328-3612 (Chris) 
• E-mail:  rpelham@washoecounty.us and 


cbronczyk@washoecounty.us 
 


 
3. Tentative Subdivision Map Case Number WTM18-001 (Lemmon Valley Heights) – Application – 


Plan Set – For possible action, hearing, and discussion to approve a 206-lot single-family residential, 
common open space subdivision. Lot sizes are proposed to range from a minimum size of 4,500 square 
feet (± .10 acres) to a maximum size of 17,206 square feet (± .39 acres) with an average size of 6,540 
square feet (± .15 acres). 


 
• Applicant: JDS LLC, attn.: Derek Larson, 7500 Rough Rock 


Road, Reno, NV 89502 
• Property Owners: JDS LLC and Jennifer Jory and Sunrinder Preet, 


7500 Rough Rock Road, Reno, NV 89502 
• Location:  1200 Estates Road, adjacent to, and south of, the 


intersection of Lemmon Drive and Deodar Way, 
extending south to Bernoulli Street, in the Lemmon 
Valley area 


• Assessor’s Parcel Number(s): 080-635-01, 080-635-02, 080-730-35, 080-730-21, 
and 552-210-07 


• Parcel Size: ± 128.5 acres total 
• Master Plan Category: Rural (R) and Suburban Residential (SR) 
• Regulatory Zones: General Rural (GR) and Medium Density Suburban 


(MDS) 
• Area Plan: North Valleys 
• Citizen Advisory Board: North Valleys 


The following case is tentatively scheduled to be heard by  


#3 – Planning Commission – March 6, 2018  



mailto:rpelham@washoecounty.us

mailto:cbronczyk@washoecounty.us

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2018/files/WTM18-001_ap.pdf
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• Development Code: Article 608, Tentative Subdivision Maps and Article 
408, Common Open Space Development 


• Commission District: 5 – Commissioner Herman 
• Section/Township/Range: Portions of Section 3, T20N, R19E and  Sections 


34 and 35, T21N, R19E  MDM, Washoe County, N 
• Staff:  Roger Pelham, MPA, Senior Planner 


Washoe County Community Services Department 
Planning and Building Division 


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


 


 
4. Tentative Map Case Number WTM18-002 (Prado Ranch North) – Application Part 1 – Application 


Part 2 – Application Part 3 – For possible action, hearing, and discussion to approve a tentative map to 
allow the subdivision of 151.4 acres for a 538 lot common open space development with single family lots 
ranging in size from 5,000-30,000 square feet. 


  
• Owner/Applicant: North Valleys Investment Group LLC 
• Location:  Adjacent to Lemmon Valley Drive, north of Nectar 


Street and adjacent to Chickadee Drive and Sand 
Pit Road  


• Assessor’s Parcel Number(s): 080-723-01, 080-723-02, 080-723-03, 080-721-03, 
080-721-04, & 080-721-05 


• Parcel Size: 151.4 acres 
• Master Plan Category: Suburban Residential 
• Regulatory Zone: Medium Density Suburban (MDS4) 
• Area Plan: North Valleys 
• Citizen Advisory Board: North Valleys 
• Development Code: Article 408, Common Open Space Development 


and Article 608, Tentative Subdivision Maps 
• Commission District: 5 – Commissioner Herman 
• Section/Township/Range: Section 23, T21N, R19E, MDM, Washoe County, 


NV and Section 22, T21N, R19E, MDM, Washoe 
County, NV 


• Staff:  Eric Young, Senior Planner & Julee Olander, 
Planner 
Washoe County Community Services Department 
Planning and Building Division 


• Phone:  775-328-3613 (Eric) and 775-328-3627(Julee) 
• E-mail:  eyoung@washoecounty.us  


jolander@washoecounty.us  
 


The following case is tentatively scheduled to be heard by  


#4 – Planning Commission – March 6, 2018  



mailto:rpelham@washoecounty.us

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2018/files/WTM18-002_ap_Part1.pdf

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2018/files/WTM18-002_ap_Part2.pdf

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2018/files/WTM18-002_ap_Part2.pdf

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-development/comm_dist_five/2018/files/WTM18-002_ap_Part3.pdf

mailto:eyoung@washoecounty.us

mailto:jolander@washoecounty.us
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application.
 
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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From: Steve Shell
To: Olander, Julee
Subject: WTM-18-002
Date: Monday, February 12, 2018 1:16:05 PM
Attachments: image001.jpg

Prado Ranch North.
 
No water is committed for this project at this time.
The Division has no other comments.
 

 
 

Steve Shell
Water Resource Specialist II
 

Nevada Dept of Conservation & Natural Resources
Division of Water Resources
901 S. Stewart St., Ste. 2002
Carson City, NV 89701
Phone: 684-2836
Fax: 684-2811
sshell@water.nv.gov
water.nv.gov
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State of Nevada
Department of Conservation & Natural Resources

Division of Water Resources
Tason King, PE., State Engineer






From: O"Connor, Tim
To: Young, Eric; Olander, Julee
Subject: WTM18-002 (Prado Ranch North) Applications Part 1, 2, 3
Date: Thursday, April 19, 2018 7:10:21 AM

Good morning,
 
Below is In reference to WTM18-002 (Prado Ranch North) Applications Part 1, 2, 3 – Revised
Application.
 
While the Sheriff’s Office Patrol Division has no specific objection to the plan, as with any new
residential development project, there will be an increased burden placed on law enforcement to
respond to calls for service at homes, for traffic accidents, investigations, other related issues and
will even impact the Detention Facility as there will likely be members of this new development that
will place a demand upon their resources as well.  Unlike the Fire Department which has its own tax
district to collect funds to staff their needs as growth occurs, law enforcement’s staffing is not
necessarily and rarely increased based upon new development. 
 
In this situation, the Washoe County Sheriff’s Office will not have its staffing increased to address the
additional workload this development will impose.  Albeit somewhat small in its overall impact, there
will be a reduced level of service that will result to our community should this development be
completed.
 
Captain Tim O’Connor
Washoe County Sheriff’s Office
Patrol Division
775-328-3354
PRIDE - Professionalism, Respect, Integrity, Dedication, Equality
 
 

From: O'Connor, Tim 
Sent: Wednesday, February 21, 2018 1:43 PM
To: Olander, Julee <JOlander@washoecounty.us>
Subject: Tentative Subdivision Map Case Number WTM18-002 (Valle Vista)
 
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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SOURCE:  Community Services Department, Planning and Building Division
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Approved Residential Subdivisions
NORTH VALLEYS VICINITY

(Unincorporated Area Only)

Planning and Building
Community Services Department

Post Office Box 11130                                                             April, 2018
Reno, Nevada  89520                                                      (775) 328-3600

NEVADA
WASHOE COUNTY

Project Site

KEY 
(Label)

PROJECT NAME CASE #
ORIGINAL 
APPROVAL 

DATE

CURRENT 
EXPIRATION 

DATE   
UNITS 

APPROVED
UNITS 

REMAINING
10 GOLDEN MESA NORTH WTM16-002 03/08/2017 03/08/2021 115 115 
11 GOLDEN MESA SOUTH WTM17-002 03/06/2018 03/06/2022 32 32 
13 LaDERA RANCH TM05-011 07/05/2005 07/05/2019 356 250 
14 LEMMON VALLEY HEIGHTS WTM18-001 04/24/2018 04/24/2022 206 206 
19 SILVER HILLS TM09-001 04/05/2011 02/28/2022 680 680 

TOTALS 1,389 1,283

LEGEND     

Approved Tentative Subdivision Maps (and key number)
City of Reno
WTM18-0002 Prado Ranch Project Site
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