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AMENDMENT OF CONDITIONS AND SPECIAL USE 
PERMIT CASE NUMBERS: 

WAC22-0001 and WSUP22-0007 (Ridges at 
Hunter Creek) 

BRIEF SUMMARY OF REQUEST: To amend conditions of approval for TM16-
005 and obtain a special use permit for major 
grading. 

STAFF PLANNER: Julee Olander, Planner 
Phone Number: 775.328.3627 
Email: jolander@washoecounty.gov 

CASE DESCRIPTION 

For hearing, discussion, and possible action to approve an 
amendment of conditions for Tentative Subdivision Map Case 
Number TM16-005 (Ridges at Hunter Creek) to allow a new 
and different lot configuration, to add a guardhouse, and to 
add a clubhouse as a common area amenity. And to approve 
a special use permit for major grading, including 
approximately 159,400 cubic yards of excavation to include 
approximately 93,400 cubic yards of import material and 
approximately 2,026,890 SF of surface disturbance. As part 
of the special use permit, the applicant is asking to vary 
several sections of Washoe County Code Chapter 110, Article 
438, specifically sections 110.438.45(a), (b), (c), and (j) and 
110.438.50(a). 

Applicant: New Edge Living 

Property Owner: Kia Ora, LLC 

Location: South of Woodchuck Circle and 
Hunters Peak Road and West of 
Hawken Drive 

APN: 041-661-02 through 11; 041-662-
01,03, 04, 06, 08 through 13; 041-
671-02 and 041-650-03

Parcel Size: ±155 acres

Master Plan: Suburban Residential (SR), Rural 
Residential (RR) and Rural (R) 

Regulatory Zone: General Rural (GR), Low Density 
Suburban (LDS) and High Density 
Rural (HDR) 

Area Plan: Southwest Truckee Meadows 

Development Code: Authorized in Article 408, Common 
Open Space Developments; Article 
424, Hillside Development; and, 
Article 608, Tentative Subdivision 
Maps, Article 438, Grading 

Commission District: 1 – Commissioner Hill 

Vicinity Map 

Subject 
Parcels 
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STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

AMENDMENT OF CONDITIONS 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 
Amendment of Conditions Case Number WAC22-0001 for Kia Ora, LLC to amend the tentative map 
previously approved in TM16-005 (Ridges at Hunter Creek) along with the amended conditions included 
as Exhibit A to this matter, having made all ten findings in accordance with Washoe County Code 
Section 110.608.25. 

(Motion with Findings on Page 16) 

 

SPECIAL USE PERMIT 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 
Special Use Permit Case Number WSUP22-0007 for Kia Ora, LLC, with the conditions included as 
Exhibit A to this matter, having made all five findings in accordance with Washoe County Code Section 
110.810.30, and approve the applicant’s request to vary the grading standards set forth in Washoe 
County Code Sections 110.438.45(a), (b), (c) and (j) and 110.438.50(a) as set forth in this staff report.  

(Motion with Findings on Page 16) 
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Explanation of an Amendment of Conditions 

An amendment of conditions application is necessary in order to change a condition(s) of an 
approved discretionary permit, such as a special use permit, a variance, an abandonment of an 
easement or a tentative subdivision map.  Some examples of why an amendment of conditions 
application is submitted are listed below: 

• Change in operating hours 

• Physical expansion  

• Extend the expiration date of the discretionary permit 

• Extend the time to complete phases of the approved project 

The amendment of conditions request is required to be heard by the same board that approved 
the original application and only the specific amendment may be discussed and considered for 
approval. The amendment of conditions application is processed in the same manner as the 
original discretionary permit application, including a public hearing, noticing, agency review and 
analysis, and satisfying the required findings.  If the Planning Commission grants an approval of 
the amendment of conditions request, an amended Action Order is created along with amended 
conditions of approval.   

The subject properties have a regulatory zone of General Rural (GR), Low Density Suburban 
(LDS) and High Density Rural (HDR). The subject properties are within the approved tentative 
map for Ridges at Hunter Creek, which allowed a 53 lot common open space subdivision on four 
parcels totaling 155.01 acres.   

The conditions of approval for Amendment of Conditions Case Number WAC22-0001 are 
attached to this staff report, as Exhibit A, and will be included with the amended Action Order, if 
approval is granted by the Planning Commission.    

Explanation of a Special Use Permit  

The purpose of a special use permit is to allow a method of review to identify any potential harmful 
impacts on adjacent properties or surrounding areas for uses that may be appropriate within a 
regulatory zone; and to provide for a procedure whereby such uses might be permitted by further 
restricting or conditioning them so as to mitigate or eliminate possible adverse impacts. If the 
Planning Commission grants an approval of the special use permit, 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 permit issuance (i.e. a grading permit, a building permit, etc.) 

• 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 business or project. 

The conditions of approval for Special Use Permit Case Number WSUP22-0007 are attached to 
this staff report, as Exhibit A, and will be included with the action order.   

The subject properties are designated as General Rural (GR), Low Density Suburban (LDS) and 
High Density Rural (HDR).  The proposed major grading is permitted with a special use permit 
per WCC 110.438.35.  Therefore, the applicant is seeking approval of this SUP from the Planning 
Commission.  
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Additionally, Article 810, Special Use Permits, allows the Planning Commission to vary 
development code standards in conjunction with the approval process per WCC 110.810.20(e). 
The Planning Commission will be ruling on the applicant’s requests to vary the below standards: 

 

Variances Requested Relevant Code 

Grading shall not result in slopes in excess of, or steeper than 3:1 110.438.45(a) 

Front yard setback fills shall not differ from the natural or existing grade by 
more than forty-eight (48) inches 

110.438.45(b) 

Finish grading shall not vary from the natural slope by more than 10 feet in 
elevation 

110.438.45(c) 

Cuts shall not exceed the height of the structure 110.438.45(j) 

The use of riprap and gabions as a mechanical stabilization for cut slopes is 
prohibited 

110.438.50(a) 

 
 
 

 

Vicinity Map  
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Site Plan for Phases 1 & 2 

 

 

Site Plan with Approved & Proposed Lot Lines for Phase 1 & Phase 2 
  

Club House 

Lot included 
in TM15-006 
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Background  

There have been two approved common open space tentative subdivision applications for the 
area.  The tentative subdivision applications were approved for the following: 

1. TM05-013 (Hunter Creek Development), referred to as Phase 1, was for a 53-lot common 
open space tentative subdivision map on 134.82 acres - 20 lots were recorded, however 
one lot was included in TM16-005 and the other 33 lots expired; and   

2. TM16-005 (Ridges at Hunter Creek, Phase II), referred to as Phase 2, a 53-lot common 
open space tentative subdivision map on 155.01 acres and 21 lots are pending 
recordation.  

On August 18, 2020, the Board of County Commissioners (BCC) adopted an ordinance approving 
a Development Agreement for TM16-005 (Ridges at Hunter Creek) to extend the deadline to file 
the first in a series of final maps to July 5, 2022. On October 11, 2021, the first final map for 21 
lots was submitted and the lots are pending recordation. The developer has paved the roads and 
utilities and storm drainage improvements have been constructed as proposed with TM16-005 
(Ridges at Hunter Creek).  Also, grading has occurred on the southerly portion of the site to 
establish a loop road and provide access to a water tank.  

There was one lot that was moved from TM05-013 to TM16-005 (see the yellow highlighted area 
on the map above).  This reduced the number of lots for TM05-013 to 19 lots and the lot has been 
divided into 5 lots.  The final total lots for the area are 72 lots, with 19 lots from TM05-013 and 53 
lots TM16-005.  

Evaluation of Amendment of Conditions Request 

The applicant is requesting an amendment of conditions for TM16-005 (Ridges at Hunter Creek), 
to modify the location of the lot lines that were previously approved.  The applicant indicates that 
this change will work better with the natural contours of the site. Additionally, the applicant has 
identified a location for a guard house at the main entrance of the site, off Woodchuck Circle, and 
a location for a clubhouse facility that will serve residents in the community.   

The clubhouse facility is proposed to be located on a 3-acre parcel near the southwestern 
boundary (see map on page 6). This area was previously identified for three lots which would 
have required significant grading and disturbance to develop. The proposed clubhouse area will 
include a 3,000 SF building and outdoor recreational amenities for the residents.  

County staff supports the request to amend the approved tentative map and conditions of 
approval as proposed by the applicant.  Staff is in agreement that the amended map modifying 
the lot lines will work better with the contours of the site.  The applicant is also requesting to grade 
the site to prepare for buildable home sites. The proposed request differs from the existing 
approved tentative map which would require each property owner to grade each home site 
independently. The applicant has submitted a special use permit (WSUP22-0007) to address the 
increased grading along with the amendment of conditions application.  Staff has reviewed the 
required findings that were made with Ridges at Hunter Creek (TM16-005) approval and 
recommends that all ten findings can be made as discussed in this staff report. 

Evaluation of Special Use Permit Request 

The special use permit (SUP) application is requesting to import 93,400 CY of fill in addition to 
the 159,400 CY that will be excavated on site, with approximately 2,026,890 SF of the site being 
disturbed in order to prepare the subdivision for buildable home sites.  The  most recent tentative 
map for Ridges at Hunter Creek (TM16-005) was only approved for grading of roadways, 
drainage, and infrastructure, which have been constructed and built. The approved permit did not 
include grading of the individual lots.  The applicant is now requesting to “provide finish floor pad 
grading on a per lot basis”.  The approved Ridges at Hunter Creek (TM16-005) intended that the 
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lots would be developed by individual owners and the grading would be completed with permits 
for each individual lot.  

The applicant indicates that this change will “limit disturbance on the overall area” and create “lots 
that work better with the natural contours of the site.”  Further the applicant states that their 
request will “limit on-site grading to one operation resulting in limited road and noise disturbance” 
and by “allowing the grading to occur as one operation, impacts will be minimized through the use 
of rockery retaining walls, generally six feet in height.”  The Southwest Truckee Meadows Area 
Plan states: “When feasible, grading shall complement the original contours of the landscape and 
minimize disruption to the natural topography.”  The applicant’s proposed grading is intended to 
minimize slopes and disruption and accommodate the contours as much as possible on a site 
with significant topography.  
 
Modifications 

The application is requesting to vary the following major grading thresholds of Article 438: 

1. 110.438.45(a): Grading shall not result in slopes in excess of, or steeper than, three horizontal 
to one vertical (3:1) except as provided below: 

(1) Storm drainage improvements. 

(2) Cut and fill slopes less than thirty (30) inches in height. 

(3) Cut slopes proposed to be located behind civic, commercial and industrial 
buildings, when the cut slope is shorter than and substantially screened by 
the proposed building.  Such slopes are subject to approval of a Director’s 
Modification of Standards by the Director of Community Development. 

(4) The County Engineer may waive this requirement for up to fifteen (15) 
percent of the length of the cut and/or fill where the presence of rock or, in 
his determination, other practical hardships exists. 

Staff Comment:  The applicant is asking to waive this requirement because of the topography of 
the site, stating that 2:1 slopes are needed to minimize the disturbance and impact on adjacent 
properties and that 2:1 slopes will reduce the overall grading and scarring of the site. The applicant 
indicates that tiered rockery walls will be located in some areas to limit the scaring of the grading 
and the walls will not be over 6 feet high. The walls will typically be at the back of the lots and the 
residential homes will mitigate the visual impacts of the walls. See the map showing the locations 
of the proposed 2:1 slopes on page 10. 

2. 110.438.45(b): Within the required front yard setbacks fills shall not differ from the natural or 
existing grade by more than forty-eight (48) inches.  

Staff Comment:  The proposed grading will be done over the whole subdivision with the intent to 
blend the lots, which will create an “overall grading plan instead piecing them together”, according 
to the applicant.  The applicant further indicates grading in this manner will allow slopes and 
drainage facilities to work independently on the lots.  The developer has applied for 21 lots to be 
recorded however that process has not been completed.  This modification is being requested to 
address specifically identified lots, which are anticipated to meet this requirement. See the map 
showing the locations on page 11. 

3. 110.438.45(c): Finish grading shall not vary from the natural slope by more than ten (10) feet 
in elevation.  

Staff Comment: The applicant indicates that because of the topography of the site, the finish 
grades will vary by more than ten feet from existing ground in various locations.  However, the 
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applicant will reduce the cuts and fills by stepping and sloping the pad grading, as much as 
possible. See Cut and Fill Map on page 11. 

4. 110.438.45(j): Ensure that when any cut is made for a structure pad, the exposed cut shall 
not exceed the height of the structure.  

Staff Comment: The applicant indicates that because of the topography of the site on various lots, 
the height of exposed cuts will extend above the allowed height of structures.  The applicant 
indicates that “the mass grading design has incorporated stepped pads and walls to reduce the 
cut into the slope behind the pad.”  The applicant further states: “Assuming a 20 ft building height, 
which is standard for residential we have identified the lots where the cut slope would exceed this 
building height.”  See the map showing lots with grading over 20 ft high on page 12. 

5. 110.438.50(a): The use of riprap and gabions as a mechanical stabilization for cut slopes is 
prohibited, except where essential for safe access, for passage within the rights-of-way of 
public roads, and for storm drainage control device(s).  

Staff Comment: The applicant is requesting to use riprap in certain locations because of the 
topography of the site and contends that riprap is needed to stabilize the slope.  The applicant 
states that riprap will be backfilled “with soil and revegetated to look like a natural slope while 
providing additional stabilization.” 
 

 
Slope Map showing areas of 2:1 slopes 
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Map showing lots with 48” or more in grading in the front setback 
 
 

 

Cut and Fill Map 
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Map showing lots with grading over 20 ft high  

Southwest Truckee Meadows Area Plan  

The subject parcels are located within the Southwest Truckee Meadows Area Plan.  The following are the 
pertinent policies from the Area Plan: 

Relevant Area Plan Policies Reviewed 

Policy Brief Policy Description Complies Condition of 
Approval 

SW 2.1 Minimize disruption to natural topography; Utilize 
natural contours and slopes; Complement the natural 
characteristics of the landscape; Preserve existing 
vegetation and ground coverage to minimize erosion; 
Minimize cuts and fills. 

Yes Yes 

SW Goal 
Five 

Maintain open vistas and minimize the visual impact 
of hillside development 

Yes Yes 

Neighborhood Meeting 

The applicant held a neighborhood meeting at Roy Gomm Elementary School on May 9, 2022 
at 5:30pm. There were approximately 15 people in attendance. The applicant gave a 
presentation and the attendees made comments about the proposal and asked questions, 
which included: 

• Access to the site 

• Mail delivery 

• Fire and dust control  

• Construction hours 
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Reviewing Agencies  

The following agencies/individuals received a copy of the project application for review and evaluation. 

Agency Sent to 
Review 

Responded Provided 
Conditions 

Contact  

Army Corp of 
Engineers 

☒ ☐ ☐  

Bureau of Indian 
Affairs 

☒ ☐ ☐  

NRCS ☒ ☐ ☐  

US Postal Service ☒ ☐ ☐  

Nevada Dept of Env 
Protection 

☒ ☐ ☐  

NDF- Endangered 
Species 

☒ ☐ ☐  

Nevada Dept of Parks ☒ ☐ ☐  

Nevada Dept of 
Transportation 

☒ ☐ ☐  

Nevada Dept of Water 
Resources 

☒ ☐ ☐  

Nevada Div. of Wildlife ☒ ☐ ☐  

Washoe County 
Building & Safety 

☒ ☒ ☒ Rosa Landis, 
rlandis@washoecounty.gov 

Washoe County Parks 
& Open Spaces 

☒ ☒ ☒ Sophia Kirschenman, 
skirschenman@washoecounty.gov 

Washoe County Water 
Rights  

☒ ☐ ☐ Timber Weiss, P.E., 
tweiss@washoecounty.gov; Mitchell 
Fink, mfink@washoecounty.gov 

Washoe County 
Engineering 

☒ ☒ ☒ Robert Wimer, 
rwimer@washoecounty.gov 

Washoe County 
Sherriff 

☒ ☐ ☐  

WCHD – Air Quality ☒ ☒ ☒ Genine Rosa, 
grosa@washoecounty.gov 

WCHD – Environment 
Health 

☒ ☒ ☒ James English, 
jenglish@washoecounty.gov 

WCHD- EMS ☒ ☒ ☐ Sabrina Brasuell, 
sbrasuel@washoecounty.gov 

Truckee Meadows Fire 
Protection District 

☒ ☒ ☐ Brittany Lemon,  blemon@tmfpd.us 

RTC Washoe ☒ ☐ ☐  

Washoe Storey 
Conservation District 

☒ ☒ ☐ Jim Shaffer, 
shafferjam51@gmail.com 

Reno Community 
Development 

☒ ☒ ☐ Angela Fuss, fussa@reno.gov 

All conditions required by the contacted agencies can be found in Exhibit A, Conditions of 
Approval.  

Amendment of Conditions 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 Tentative Map request.  Staff has completed an 
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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: This request is to adjust lot lines and add a guard house and clubhouse 
to the site. The request does not change the number of lots or general design of the 
previously approved tentative subdivision map TM16-005 (Ridges at Hunter Creek).  The 
proposed changes will improve the design of the site, and will better meet the goals and 
policies of the Master Plan and the Southwest Truckee Meadows Area Plan.  The 
Southwest Truckee Meadows Area Plan, Character Statement states, “When feasible, 
grading shall complement the original contours of the landscape and minimize disruption 
to the natural topography.”  The applicant has indicated that the proposed site design will 
be more complementary to the site and less disruptive. 

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

Staff Comment: The adjusted lot lines, guard house and clubhouse will improve the design 
of the site, and will better meet the goals and policies of the Master Plan and the Southwest 
Truckee Meadows Area Plan by better complementing “the original contours of the 
landscape and minimize disruption to the natural topography.” See Southwest Truckee 
Meadows Area Plan, Character Statement.   

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

Staff Comment: The site has significant topography and the proposed changes will be 
better suited to developing the site with residential houses. The proposed changes will 
provide a better solution to the natural characteristics of the site and will better 
accommodate the proposed residential development.   

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

 Staff Comment: The proposed changes will not have a further impact on services for the 
area. The subdivision continues to meet the requirements of Article 702, Adequate Public 
Facilities Management System, as originally approved.   

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

Staff Comment: The proposed changes will not cause substantial environmental damage 
or harm to endangered plants, wildlife or their habitat.  The application has been reviewed 
by necessary agencies. 

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

Staff Comment: The proposed change will not cause significant public health problems. 
Most of the infrastructure has already been constructed and the impacts have been 
mitigated with the conditions of approval of tentative subdivision map TM16-005 (Ridges 
at Hunter Creek). 

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. 
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Staff Comment:  The proposed change will not conflict with easements, access or property 
use.  The conditions of approval for tentative subdivision map TM16-005 (Ridges at Hunter 
Creek) have already taken into consideration and accommodated existing access through, 
or use of the site. 

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 proposed change will not conflict with access to surrounding areas.  
The conditions of approval for tentative subdivision map TM16-005 (Ridges at Hunter 
Creek) have already addressed the design of the subdivision providing any necessary 
access to surrounding, adjacent lands and providing 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 proposed amendment of conditions does not impact any 
improvements as were previously approved with tentative subdivision map TM16-005 
(Ridges at Hunter Creek). The original approval states that any improvements dedicated 
to the County will meet County standards. 

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

 Staff Comment: The applicant indicates that the proposed changes will further ensure lots, 
and future homes, are oriented in such a way to take advantage of passive or natural 
heating or cooling opportunities. 

Special use Permit Staff Comment on Required Findings 

WCC Section 110.810.30, Article 810, Special Use Permits, requires that all of the following 
findings be made to the satisfaction of the Washoe County Planning Commission before granting 
approval of the request.  Staff has completed an analysis of the special use permit application 
and has determined that the proposal is in compliance with the required findings as follows. 

(a) Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Southwest Truckee Meadows Area Plan. 

 Staff Comment:  This grading request will improve the design of the site, and will better 
meet the goals and policies of the Master Plan and the Southwest Truckee Meadows Area 
Plan.  The Southwest Truckee Medows Area Plan encourages grading that will 
“complement the original contours of the landscape and minimize disruption to the natural 
topography”.  See Character Statement. The applicant indicates the grading will more 
closely follow the natural contours of the area.   

(b) Improvements.  That adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed improvements 
are properly related to existing and proposed roadways, and an adequate public facilities 
determination has been made in accordance with Division Seven. 

 Staff Comment: The applicant is proposing to mass grade the site, which will not impact 
the utilities and other improvements.  The  previously approved tentative subdivision map 
TM16-005 (Ridges at Hunter Creek) has already addressed utilities, roadway 
improvements, sanitation, water supply, drainage, and other necessary facilities and the 
impacts have been mitigated through conditions of approval. The subdivision continues to 
meet the requirements of Article 702, Adequate Public Facilities Management System. 
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(c) Site Suitability.  That the site is physically suitable grading and for the intensity of such a 
development. 

 Staff Comment: The site has significant topography and the proposed changes will better 
suit the development of residential housing. The proposed changes provide better 
solutions to the natural characteristics of the site that will better accommodate the 
proposed residential development and will further make the site more suitable for buildable 
home sites.  The site suitability was previously reviewed by the approved tentative 
subdivision map TM16-005 (Ridges at Hunter Creek). The overall development of the site, 
including setbacks and lot standards have not changed. 

(d) Issuance Not Detrimental.  That issuance of the permit will not be significantly detrimental 
to the public health, safety or welfare; injurious to the property or improvements of adjacent 
properties; or detrimental to the character of the surrounding area. 

 Staff Comment: The applicant is proposing to mass grade in order to develop the site for 
buildable home sites. The mass grading will minimize the duration of road and noise 
impacts on the surrounding area and will lessen the overall impact to the area.  The site 
was previously reviewed for tentative subdivision map TM16-005 (Ridges at Hunter Creek) 
and was approved for residential development.  Residential houses are also located in the 
surrounding area. 

(e) Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect 
on the location, purpose or mission of the military installation. 

 Staff Comment: There is no military installation within the area of required notice for this 
special use permit; therefore, the project will have no effect on a military installation. 

Recommendation 

Those agencies which reviewed the application recommended conditions in support of approval 
of the Amendment of Conditions and Special Use Permit request.  Therefore, after a thorough 
review and analysis, Amendment of Conditions Case Number WAC22-0001 and Special Use 
Permit WSUP22-0007 are being recommended for approval with conditions. Staff offers the 
following motion for the Commission’s consideration.  

Amendment of Conditions 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 Amendment of Conditions Case Number WAC22-0001 for Kia Ora, LLC to amend the 
tentative map previously approved in TM16-005 (Ridges at Hunter Creek) along with the amended 
conditions included as Exhibit A to this matter, having made all ten findings in accordance with 
Washoe County Code Section 110.608.25: 

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

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

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

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

Special Use Permit 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 Special Use Permit Case Number WSUP22-0007 for Kia Ora, LLC, with the conditions 
included as Exhibit A to this matter, having made all five findings in accordance with Washoe 
County Code Section 110.810.30, and approve the applicant’s request to vary the grading 
standards set forth in Washoe County Code Sections 110.438.45(a), (b), (c) and (j) and 
110.438.50(a) as set forth in this staff report:  

(a) Consistency.  That the proposed use is consistent with the action programs, 
policies, standards and maps of the Master Plan and the Southwest Truckee 
Meadows Area Plan; 

(b) Improvements.  That adequate utilities, roadway improvements, sanitation, water 
supply, drainage, and other necessary facilities have been provided, the proposed 
improvements are properly related to existing and proposed roadways, and an 
adequate public facilities determination has been made in accordance with 
Division Seven; 

(c) Site Suitability.  That the site is physically suitable for grading., and for the intensity 
of such a development; 

(d) Issuance Not Detrimental.  That issuance of the permit will not be significantly 
detrimental to the public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the 
surrounding area;  

(e) Effect on a Military Installation.  Issuance of the permit will not have a detrimental 
effect on the location, purpose or mission of the military installation. 

Appeal Process 

Planning Commission action will be effective 10 calendar days after the written decision is filed 
with the Secretary to the Planning Commission and mailed to the applicant(s), 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 
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from the date the written decision is filed with the Secretary to the Planning Commission and 
mailed to the applicant(s). 

 

Applicant: New Edge Living; E-mail: jamie@newedgeliving.com 

Property Owner: Kia Ora, LLC; E-mail:sg@korullc.com 

Representatives: Stacie Huggins, Wood Rodgers; E-mail: shuggins@woodrodgers.com 
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Amended Conditions of Approval 
Amendment of Conditions Case Number WAC22-0001 for Ridges at Hunter 
Creek Tentative Subdivision Map Permit Case Number TM16-005 and Special 
Use Permit Case Number WSUP22-0007 

1001 E. Ninth St., Reno, NV  89512-2845 
Telephone:  775.328.6100 – Fax:  775.328.6133 

www.washoecounty.gov/csd/planning_and_development 

The project approved under Amendment of Conditions Case Number WAC22-0001 for 
Tentative Subdivision Map Permit Case Number TM16-005 (Ridges at Hunter Creek) and 
Special Use Permit Case Number WSUP22-0007 (Ridges at Hunter Creek) shall be carried out 
in accordance with the Amended Conditions of Approval for Tentative Subdivision Map Permit 
Case Number TM16-005 (Ridges at Hunter Creek) and the Conditions of Approval for WSUP22-
0007 (Ridges at Hunter Creek) granted by the Planning Commission on June 7, 2022. 
Conditions of approval are requirements placed on a permit or development by each reviewing 
agency.  These conditions of approval may require submittal of documents, applications, fees, 
inspections, amendments to plans, and more.  These conditions do not relieve the applicant of 
the obligation to obtain any other approvals and licenses from relevant authorities required 
under any other act or to abide by all other generally applicable Codes, and neither these 
conditions nor the approval by the County of this project/use override or negate any other 
applicable restrictions on uses or development on the property. 

Unless otherwise specified, all conditions related to the amendment of conditions approval 
regarding the Tentative Subdivision Map Permit Case Number TM16-005 (Ridges at Hunter 
Creek) and Special Use Permit Case Number WSUP22-0007 (Ridges at Hunter Creek) shall be 
met or financial assurance must be provided to satisfy the conditions of approval prior to 
issuance of a grading or building permit.  The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or 
whether the applicant shall be offered the option of providing financial assurance.  All 
agreements, easements, or other documentation required by these conditions shall have a copy 
filed with the County Engineer and the Planning and Building Division. 

Compliance with the amended conditions of approval related to Tentative Subdivision Map 
Permit Case Number TM16-005 and conditions of approval related to Special Use Permit Case 
Number WSUP22-0007 are 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 amended conditions imposed regarding the approved Tentative 
Subdivision Map Permit Case Number TM16-005 (Ridges at Hunter Creek) and conditions 
imposed regarding the approved Special Use Permit Case Number WSUP22-0007 (Ridges at 
Hunter Creek) may result in the initiation of revocation procedures.   

Washoe County reserves the right to review and revise the amended conditions of approval 
related to Tentative Subdivision Map Permit Case Number TM16-005 (Ridges at Hunter Creek) 
and conditions of approval related to Special Use Permit Case Number WSUP22-0007(Ridges 
at Hunter Creek) 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 permit issuance (i.e., grading permits, building permits, etc.).

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

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. 

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 Division 

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

Contact Name – Julee Olander, Planner, 775.328.3627, jolander@washoecounty.gov 

a. The applicant shall attach a copy of the action order approving this project to all 
permits and applications (including building permits) applied for as part of this 
approval. 

b. The applicant shall demonstrate substantial conformance to the amended map approved 
as part of the amendment of conditions (WAC22-0001) for tentative subdivision map 
Ridges at Hunter Creek (TM16-005). 

c. The applicant shall also meet all conditions of approval previously approved on July 5, 
2016 by tentative subdivision map Ridges at Hunter Creek (TM16-005).  

d. A note shall be placed on all construction drawings and grading plans 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. 

e. Construction work hours will be limited to 7am to 7pm Monday to Saturday. 

f. Any imported earthen materials shall be “certified weed free” in order to prevent the 
spread of noxious weeds within the county.  

g. The grading on site shall be in compliance with applicable best management practices to 
minimize erosion. 

Washoe County Engineering and Capital Projects 

2. The following conditions are requirements of Engineering and Capitol Projects, which shall 
be responsible for determining compliance with these conditions.  
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Contact Name –  Robert Wimer, P.E. , 775.328.2059, rwimer@washoecounty.gov 

a. The applicant shall meet all conditions previously approved by tentative subdivision map 
Ridges at Hunter Creek (TM16-005). 

TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 

Contact Name – Mitchell Fink, P.E., 775.328.2050, mfink@washoecounty.gov  

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

Washoe County Health District- Air Quality 

3. 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 Name – Genine Rosa, Environmental Engineer II,  775.784.7204, 
grosa@washoecounty.gov 

a. Any dust generating activity, regardless of size of disturbance, will be subject to the 
Washoe County District Board of Health Regulation Governing the Air Quality 
Management Division, 040.030 Dust Control. Except when engaged in commercial 
agricultural operations, no person may disturb the topsoil by removing, altering, or 
overlaying the ground cover through scraping, burning, excavating, storing of fill, 
application of palliative, or any other method on any real property unless reasonable 
precautions are taken to prevent generation of dust during both the active development 
phases and thereafter if the property is to remain unoccupied, unused, vacant or 
undeveloped.  

b. A Dust Control Permit is required prior to breaking ground on any project resulting in 
disturbance of 1 acre or greater, failure to do so may result in enforcement action 
resulting in a Notice of Violation with associated fines.   

Washoe County Health District- Environment 

4. The following conditions are requirements of the Health District, which shall be responsible 
for determining compliance with these conditions.  The District Board of Health has 
jurisdiction over all public health matters in the Health District.  Any conditions set by the 
Health District must be appealed to the District Board of Health.   

Contact Name – James English, EHS Supervisor 775.328.2434, 
jenglish@washoecounty.gov 

a. The applicant shall meet all conditions previously approved by tentative subdivision map 
Ridges at Hunter Creek (TM16-005).  

Truckee Meadows Fire Protection District 
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5. The following condition is a requirement of the Truckee Meadows Fire Protection District, 
which shall be responsible for determining compliance with this condition.  

Contact Name – Brittany Lemon, Fire Captain, 775.26.6079, blemon@tmfpd.us 

a. This project shall meet and comply with all requirements of currently adopted TMFPD 
fire codes, ordinances, and standards at the time of construction to include infrastructure 
for fire apparatus access roads and water supply.” https://tmfpd.us/fire-code/ 

6. Washoe County Building Division 

The following condition is a requirement of the Washoe County Building Division, which shall 
be responsible for determining compliance with this condition.  

Contact Name – Rosa Landis, 775.328.2034, rlandis@washoecounty.gov 

a. All construction on the residential lots must comply with the 2018 International 
Residential Code and the proposed clubhouse must comply with the 2018 International 
Building Code. 

7. Washoe County Building Division 

The following condition is a requirement of the Washoe County Building Division, which shall 
be responsible for determining compliance with this condition.  

Contact Name – Sophia Kirschenman, Park Planner, 775.328.3623, 
skirschenman@washoecounty.gov   

a. All imported materials shall be “Certified Weed Free” to prevent the spread of noxious 
and invasive weeds. 

b.  The project shall comply with Washoe County Code Section 110.412.67, Revegetation. 

c. Prior to the issuance of building or grading permits, the applicant shall submit a 
revegetation/planting plan, prepared by a biologist or other qualified professional to the 
Parks Program for review and approval. At a minimum, the plan will include: the selection 
of native/perennial adapted plants or seed mixes to be utilized on the undeveloped, 
disturbed areas of the subject site; revegetation success criteria; appropriate monitoring 
provisions; and measures to prevent the spread of noxious and invasive weeds (see the 
highlighted portion of Exhibit 2 for suggestions). 

d. Prior to the issuance of building or grading permits, the applicant shall dedicate a 15’-
wide, non-motorized, multi-use, public trail easement following one of the two alignments 
identified in the map below (with preference given to the alignment shown in green). The 
easement shall be identified on the final map. 
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e. The applicant is encouraged to construct a trail connection extending from the Recreation 
Center to the future Sierra Front Trail to provide access for future residents of the Ridges 
at Hunter Creek.  

 

 

*** End of Amended Conditions *** 

Preferred trail 
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From: Wines-Jennings, Tammy L
To: Olander, Julee
Subject: WAC22-0001
Date: Friday, April 15, 2022 3:47:52 PM
Attachments: image001.png

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

Hello,
 
We see no issues form a WCRAS perspective.
 
Thanks,
 
 

Tammy Wines-Jennings
Assistant Director | Washoe County Regional Animal Services
Twines-jennings@washoecounty.gov| Office: 775-353-8945 | Dispatch 775-322-3647
2825 Longley Lane, Suite A, Reno, Nv 89502
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ENVIRONMENTAL HEALTH SERVICES 

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

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

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

April 27, 2022 

Washoe County Community Services 
Planning and Development Division 

RE: Ridges at Hunter Creek Phase 2; Various 
Amendment of Conditions; WAC22-0001 

Dear Washoe County Staff: 

The following conditions are requirements of the Washoe County Health District, Environmental 
Health Services Division (WCHD), which shall be responsible for determining compliance with 
these conditions.  

Contact Name – James English - jenglish@washoecounty.us 

a) Condition #1:  As submitted the WCHD has no objections or concerns with the proposed
grading.

b) Condition #2:  WCHD advises the applicant to work with the various utilities to ensure service
to water and sewage infrastructure can be accommodated with the grading plan as proposed.

If you have any questions or would like clarification regarding the foregoing, please contact James 
English, EHS Supervisor at jenglish@washoecounty.us regarding all Health District comments. 

Sincerely, 

James English, REHS, CP-FS 
EHS Supervisor 
Environmental Health Services 
Washoe County Health District  
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WASHOE COUNTY 
Planning and Development 

INTEGRITY COMMUNICATION SERVICE 

Community Services Dept. 
P.O. Box 11130 
Reno, Nevada 89520-0027 
Phone: (775) 328-6100 
Fax: (775) 328-6133 

Planning Commission Action Order 
Tentative Subdivision Map Case Number TM16-005 

Decision: 

Decision Date: 

Mailing/Filing Date: 

Property Owner: 

Assigned Planner: 

Approval with Conditions 

July 5, 2016 

July 8, 2016 

Ridges at Hunter Creek LLC and Ridges Development Inc. 
Attn: Ranson Webster 
4345 Eagle Valley Circle 
Reno, NV 89519 

Trevor Lloyd, Senior Planner 
Washoe County Community Services Department 
Planning and Development Division 
Phone: 775.328.3620 
E-Mail: tlloyd@washoecounty.us

Tentative Map Case Number TM16-005 (The Ridges at Hunter Creek) - Hearing, discussion, and 
possible action to approve the merger and re-subdivision of four parcels totaling 155.01 acres into a 53 
lot common open space subdivision. 

• Applicant/Owner:

• Location:

• Assessor's Parcel Numbers:

• Parcel Size:

• Master Plan Category:

• Regulatory Zone:

• Area Plan:

• Citizen Advisory Board:

• Development Code:

• Commission District:
• Section/Township/Range:

Ridges at Hunter Creek LLC. and Ridges 
Development Inc. 

South of Woodchuck Circle and Hunters Peak 
Road and West of Hawken Drive 

041-671-01, 041-650-02, 041-662-12 & 41-650-03

155.01 acres

Suburban Residential (SR), Rural Residential (RR)
and Rural(R)
General Rural (GR), Low Density Suburban (LOS)
and High Density Rural (HOR)

Southwest Truckee Meadows Area Plan

West Truckee Meadows

Article 408, Common Open Space Developments;
Article 424, Hillside Development; and, Article 608,
Tentative Subdivision Maps

1 - Commissioner Berkbigler

Section 19 & 30, T19N, R19E, MOM,
Washoe County, NV

Notice is hereby given that the Washoe County Planning Commission granted approval with conditions 
as modified at the July 5, 2016 public hearing of the above referenced case number based on the 
findings in accordance with Washoe County Development Code Article 408, Common Open Space 
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December 2018

Washoe County Development Application
Your entire application is a public record.  If you have a concern about releasing 
personal information, please contact Planning and Building staff at 775.328.6100. 

Project Information Staff Assigned Case No.: 

Project Name:

Project 
Description:

Project Address:
Project Area (acres or square feet):
Project Location (with point of reference to major cross streets AND area locator): 

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage:

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)
Property Owner: Professional Consultant:
Name: Name:
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:

Contact Person: Contact Person:
Applicant/Developer: Other Persons to be Contacted:
Name: Name:
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:
Contact Person: Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):

3

The Ridges at Hunter Creek Phase 2
This request is for a Condition Amendment associated with TM16-005 and specific to Condition 1, which
requires "substantial conformance the plans approved". The amendment will allow lot lines to be adjusted as
a result of grading. The amendment will also allow a clubhouse where three lots were previously identified.

N/A
111.6 acres (Phase 2)

S. of Woodchuck Cir & Hunters Peak Rd; W. of Hawken Dr

041-650-03 42.5
041-671-02 69.1

Kia Ora LLC Wood Rodgers, Inc
204 Edison Way 1361 Corporate Blvd

sg@korullc.com shuggins@woodrodgers.com

Steve Gabriel Stacie Huggins

New Edge Living
4901 Birch Street

dave@newedgeliving.com

Dave Conley

 TM05-013 and TM16-005

Reno, NV 89502 Reno, NV 89502
775-971-4870 775-823-5258

949-637-0076 775-250-8213

Newport Beach, CA 92660
949-252-9101

949-278-2754
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Washoe County Planning and Building December 2018
AMENDMENT OF CONDITIONS APPLICATION SUPPLEMENTAL INFORMATION

Amendment of Conditions Application
Supplemental Information

(All required Information may be separately attached)

Required Information

1. The following information is required for an Amendment of Conditions:

a. Provide a written explanation of the proposed amendment, why you are asking for the
amendment, and how the amendment will modify the approval.

b. Identify the specific Condition or Conditions that you are requesting to amend.

c. Provide the requested amendment language to each Condition or Conditions, and provide both
the existing and proposed condition(s).

2. Describe any potential impacts to public health, safety, or welfare that could result from granting the
amendment. Describe how the amendment affects the required findings as approved.

5

The amendment is specific to TM16-005, Condition #1, which requires "substantial conformance to plans approved". The original TM for Phase 2
(TM16-005) was approved for 53 single family semi custom lots. The original TM used a conceptual approach establishing lots based on zoning
parameters not necessarily topography. Since that approval, project development and design has advanced and the Applicant is seeking this
Condition Amendment, related to Phase 2 only, to adjust the lot lines and create pads that are focused on topography and work with the natural
contours. Also included with the Phase 2 Condition Amendment is the allowance for a guard house at the entrance and a clubhouse facility
(where three residential parcels were previously shown/approved) in the southwest corner of the site.

This amendment will NOT modify the number of units, overall project area, or the general nature of the project as previously approved. Refer to
Project Description in Section 2 for additional information.

Granting the modifications described above will not result in impacts to public
health, safety or welfare. Modification are proposed to better define the lots based
on natural contours and include a guard house at the entry and an amenity in the
form of a clubhouse for the residents. The amendment described does not change
the findings previously reviewed and approved. A copy of the Tentative Map
findings as well as the Final Conditions of Approval specific to Phase 2 are
included for reference.
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The Ridges at Hunter Creek  
Amendment of Conditions  

 
 

[1] 

Project Description 
 
Background 
The Ridges at Hunter Creek Phase 1 was previously approved as part of a 53-lot common open space subdivision 
(TM05-013 Hunter Creek Development). Following that approval, thirty lots were recorded while the remaining 
twenty-three lots expired. On July 5, 2016, the Planning Commission granted approval of Phase 2, a 53-lot 
common open space subdivision immediately adjacent to Phase 1 (TM16-005). On August 18, 2020, the Board of 
County Commissioners adopted an ordinance approving a Development Agreement to extend the deadline to 
file the first in a series of final maps associated with TM16-005 to July 5, 2022. On October 11, 2021, the 
Developer submitted the first final map for twenty-one lots in Phase 2. 
 
At this time, no homes have been constructed in the recorded portions of the subdivision although the area is 
gated, roads are paved, and utilities and common landscaping are in place. An emergency access gate that 
connects to an emergency access road providing access to Caughlin Parkway is also located at the easterly end 
of the site. (Refer to Site Aerial Exhibit in Section 3 of this submittal packet). Grading and disturbance has already 
occurred on the project site to accommodate roads and storm drainage improvements that were a part of the 
previous approval. Additional grading on the southerly portion of the site to establish a loop road and provide 
access to a water tank also exists. 
 
Location 
The Ridges at Hunter Creek is located south of Woodchuck Circle and Hunters Peak Road, west of Hawken Drive. 
The property is bordered by scattered single family residences to the north; undeveloped property including 
USA owned land to the south; single family residences in the Caughlin Ranch Eagles Nest subdivision to the east 
and undeveloped USA owned land to the west. Refer to Vicinity Map, Assessor’s Parcel Map and Site Aerial in 
Section 3 of this submittal packet). 
 
Current Request 
The request includes: 

 An Amendment of Conditions associated with TM16-005 (The Ridges at Hunter Creek (Phase 2)) and 
specific to Condition 1 which requires “substantial conformance with the plans approved…”.  The 
amendment will allow the Developer to 1) adjust lot lines to work better with the natural contours, 2) 
add a guard house with vehicular gates at the main entrance and 3) provide a site for a clubhouse where 
residential lots were previously identified. 

 
Of note, the applicant has submitted a concurrent request for a Special Use Permit for grading associated with 
the project. These concurrent requests will ultimately allow the developer to provide finish floor pad grading for 
lots previously approved within the Ridges at Hunter Creek subdivision. These requests do not modify either of 
the previously approved common open space subdivisions associated with Ridges at Hunter Creek.  
 
Zoning and Master Plan Designations 
The project site is within the West Truckee Meadows Wildland Transition Suburban Character Management 
Area of the Southwest Truckee Meadows Area Plan. Master Plan designations are as follows: Rural; Rural 
Residential; and Suburban Residential. Zoning designations include General Rural; High Density Rural; and Low 
Density Suburban (Refer to Existing Zoning Map, Existing Master Plan Map Exhibits in Section 3 of this submittal 
packet). It should be noted that the Ridges at Hunter Creek development was approved as a common open 
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THE RIDGES AT HUNTER CREEK  
Amendment of Conditions 

[2] 

space tentative map using setback standards that match those outlined for Low Density Suburban (LDS) zoning 
districts.  
 
Project Details 
 
Amendment of Conditions 
The Amendment of Conditions is requested to modify lot lines under the previously approved Phase 2 Tentative 
Map to better work with natural contours. As part of the lot line modifications, the Developer was able to 
identify a site for a guard house at the main entrance and a site for a clubhouse facility that will serve residents 
in the community.  
 
The clubhouse facility is planned on a 3-acre parcel near the southwestern boundary. This area was previously 
identified for three lots which would have required significant grading/disturbance in order to develop and 
provide utilities. The clubhouse area will include a 3,000± square foot building and outdoor recreational 
amenities for the residents. Architectural renderings of the proposed clubhouse are included Section 3 for 
reference. 
 
Findings 
 
Amendment of Conditions 
Granting this request will not impact the required findings as approved. Granting the amendment to adjust lot 
lines to work with the natural contours, add a guard house with vehicular gates and incorporate a site for a 
clubhouse will not significantly change the preliminary lotting approved with the tentative map. The setbacks 
and lot standards previously approved as part of the common open space development will remain in place as 
noted in the original conditions of approval. 
 
Below is a summary of the required Tentative Map findings, as taken from the Action Order dated July 8, 2016 
(refer to Section 4), with comments relevant to support the tentative map amendment of condition. 
 
Finding 1 Plan Consistency 
Response: This request to adjust lot lines and incorporate a guard house and clubhouse site does not change 
the number of lots or general design of the previously approved Tentative Map. In keeping with the original 
concept, these changes to the project will have no impact on the County’s Master Plan or the Southwest 
Truckee Meadows Area Plan. 
 
Finding 2 Design or Improvements 
Response: This request to adjust lot lines and incorporate a guard house and clubhouse does not change the 
previously approved subdivision. The proposed changes will continue to meet the density, lot size, and 
common open space criteria of the Master plan and the Southwest Truckee Meadows Area Plan.  
 
Finding 3 Type of Development 
Response: This request will not change the type of development previously approved. As previously 
approved, the site is physically suited for single family residential lots. It should be noted that no changes are 
planned to the overall development area and all setbacks and lot standards previously approved will be 
maintained in accordance with the Final Action Order dated July 8, 2016.  
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THE RIDGES AT HUNTER CREEK  
Amendment of Conditions 

[3] 

Finding 4  Availability of Services 
Response: Services were found to be available with the original Ridges at Hunter Creek (Phase 1 and Phase 2) 
development and this request to adjust lot lines and incorporate a clubhouse will have no impact on services 
for the area. 
 
Finding 5 Fish or Wildlife 
Response: This request to adjust lot lines and incorporate a clubhouse will have no impact on wildlife or other 
environmental considerations. 
 
Finding 6 Public Health 
Response: This request to adjust lot lines and incorporate a guard house and clubhouse are not anticipated to 
cause significant public health problems. It should be noted that planned changes will not impact the overall 
development area and all setbacks and lot standards previously approved will be maintained in accordance 
with the Final Action Order dated July 8, 2016.  
 
Finding 7 Easements 
Response: This request takes all easements into consideration and does not conflict with easements in regard 
to utility purposes or public access.  
 
Finding 8 Access 
Response: This request to adjust lot lines and incorporate a guard house and clubhouse will not impact the 
access to surrounding adjacent lands and provides appropriate secondary access for emergency vehicles.  
 
Finding 9 Dedications 
Response: This request will have no impact on any dedications planned or previously approved. 
 
Finding 10 Energy 
Response: This request to adjust lot lines and incorporate a guard house and clubhouse will allow the 
Developer to further ensure lots, and future homes, are oriented in such a way to take advantage of 
passive/natural heating and cooling opportunities.  
 
 

WAC22-0001 & 
WSUP22-0007 

EXHIBIT E49



Ridges at Hunter Creek Grading SUP  

Project APN’s 

 041-661-11 
 041-661-10 
 041-661-09 
 041-661-08 
 041-661-07 
 041-661-06 
 041-661-05 
 041-661-04 
 041-661-03 
 041-661-02 

 
 041-662-01 
 041-662-03 
 041-662-04 
 041-662-13 
 041-662-06 
 041-662-08 
 041-662-09 
 041-662-10 
 041-662-11 
 041-662-12 

 
 041-671-02 

 
 041-650-03 
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December 2018

Washoe County Development Application
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

Project Information Staff Assigned Case No.: 

Project Name:

Project 
Description:

Project Address:
Project Area (acres or square feet):
Project Location (with point of reference to major cross streets AND area locator): 

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage:

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)
Property Owner: Professional Consultant:
Name: Name:
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:

Contact Person: Contact Person:
Applicant/Developer: Other Persons to be Contacted:
Name: Name:
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:
Contact Person: Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):

3

The Ridges at Hunter Creek
This request is for a Special Use Permit to allow major grading associated with TM16-005. The
Applicant is also seeking to waive specific standards under 110.438.45 (a, b, c, and j) and
110.438.50(a).

N/A
155.01 acres (Phase 1 & Phase 2)

S. of Woodchuck Cir & Hunters Peak Rd; W. of Hawken Dr

see attached list

Kia Ora LLC Wood Rodgers, Inc
204 Edison Way 1361 Corporate Blvd

sg@korullc.com shuggins@woodrodgers.com

Steve Gabriel Stacie Huggins

New Edge Living
4901 Birch Street

Jamie@newedgeliving.com

Jamie Yoshida

 TM05-013 and TM16-005

Reno, NV 89502 Reno, NV 89502
775-971-4870 775-823-5258

949-637-0076 775-250-8213

Newport Beach, CA 92660
949-838-1228
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION

Special Use Permit Application
for Grading

Supplemental Information
(All required information may be separately attached)

1. What is the purpose of the grading?

2. How many cubic yards of material are you proposing to excavate on site?

3. How many square feet of surface of the property are you disturbing?

4. How many cubic yards of material are you exporting or importing?  If none, how are you managing to
balance the work on-site?

5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special
Use Permit?  (Explain fully your answer.)

6. Has any portion of the grading shown on the plan been done previously?  (If yes, explain the
circumstances, the year the work was done, and who completed the work.)

7. Have you shown all areas on your site plan that are proposed to be disturbed by grading?  (If no,
explain your answer.)

9

The purpose of the grading is to establish building pads for potential buyers. Mass grading not only allows one
grading operation for minimal road and noise disturbance but also reduces long term impacts to the
surrounding neighborhoods, if individual lots were graded one at a time, with disturbance potentially occurring
for many years

Approximately 122,700 cubic yards are expected to be excavated from the site in
order to grade the site (Phase 1 and Phase 2).

The project will require approximately 117,400 cubic yards of import in addition to the
122,700 cubic yards being excavated on site. During final design, the Applicant will attempt
to balance the site but import will be required.

No. Due to the slopes on the property and the amount of excavation required to create
buildable pads for all the lots within the subdivision an SUP (and modification of some
grading standards) is necessary.

There is an existing road that was graded and built with in accordance with the approved
Phase 1 of the Ridges at Hunter Creek in 2008. This included some gravel temporary
access roads within the subdivision.

Yes, the site plan includes all areas that are planned to be disturbed as a part of
this effort.

Approximately 2,004,302 square feet of the project will be disturbed.
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION

8. Can the disturbed area be seen from off-site?  If yes, from which directions and which properties or 
roadways?

9. Could neighboring properties also be served by the proposed access/grading requested (i.e. if you 
are creating a driveway, would it be used for access to additional neighboring properties)?

10. What is the slope (horizontal/vertical) of the cut and fill areas proposed to be?  What methods will be 
used to prevent erosion until the revegetation is established?

11. Are you planning any berms?

Yes No If yes, how tall is the berm at its highest?

12. If your property slopes and you are leveling a pad for a building, are retaining walls going to be 
required?  If so, how high will the walls be and what is their construction (i.e. rockery, concrete, 
timber, manufactured block)?

13. What are you proposing for visual mitigation of the work?

14. Will the grading proposed require removal of any trees?  If so, what species, how many and of what 
size?

15. What type of revegetation seed mix are you planning to use and how many pounds per acre do you 
intend to broadcast?  Will you use mulch and, if so, what type?

 
10

Due to the location of the project site, visibility from off-site locations is limited. It is possible that minor
disturbance will be visible from Woodchuck Court at the bottom of the subdivisions. Some grading being
completed in Phase 1 will be visible from the north and east. All disturbed areas will be landscaped and/or
revegetated with native vegetation.

There are two parcels to the south (APN's 041-650-04 & 05) that will have access through
the project site. The primary road through the project site will be graded and an easement
will be added to the map to perpetuate access to these properties.

In general cut and fill slopes have been designed to be 3:1. There are areas where the natural slope is steeper
than 3:1 so 2:1 slopes were designed and delineated with rip-rap on the grading plan. All disturbed areas will
be landscaped and/or revegetated with native vegetation. Erosion control measures will be provided on the
final improvement plans.

X

A majority of the walls will be confined to behind the uphill lots and be visually mitigated
by the future homes.

There are existing pinion pines throughout the subdivision. The exact number of trees that exists
currently is unknown. The trees will be avoided at much as possible with the grading operation.

A revegetation seed mix - Z blend at 25 lbs per acre is proposed to be used. Any
mulch will be Conwed 2,000 or Silva at 40 lbs/7,000 s.f.

Tiered rockery/masonry/concrete walls will be needed on some slopes to limit scaring chasing grades. Rockery
walls are not anticipated to exceed 6 ft. in height. Where necessary, any walls over 6' will be structural mason or
concrete block wall.
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION

Special Use Permit Application
for Grading

Supplemental Information
(All required information may be separately attached)

1. What is the purpose of the grading?

2. How many cubic yards of material are you proposing to excavate on site?

3. How many square feet of surface of the property are you disturbing?

4. How many cubic yards of material are you exporting or importing?  If none, how are you managing to
balance the work on-site?

5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special
Use Permit?  (Explain fully your answer.)

6. Has any portion of the grading shown on the plan been done previously?  (If yes, explain the
circumstances, the year the work was done, and who completed the work.)

7. Have you shown all areas on your site plan that are proposed to be disturbed by grading?  (If no,
explain your answer.)

9

The purpose of the grading is to establish building pads for potential buyers. Mass grading not only allows one
grading operation for minimal road and noise disturbance but also reduces long term impacts to the
surrounding neighborhoods, if individual lots were graded one at a time, with disturbance potentially occurring
for many years

Approximately 159,400 cubic yards are expected to be excavated from the site in order to
grade the site (Phase 1 and Phase 2).

The project will require approximately 93,400 cubic yards of import in addition to the
159,400 cubic yards being excavated on site. During final design, the Applicant will attempt
to balance the site but import will be required.

No. Due to the slopes on the property and the amount of excavation required to create
buildable pads for all the lots within the subdivision an SUP (and modification of some
grading standards) is necessary.

There is an existing road that was graded and built with in accordance with the approved
Phase 1 of the Ridges at Hunter Creek in 2008. This included some gravel temporary
access roads within the subdivision.

Yes, the site plan includes all areas that are planned to be disturbed as a part of
this effort.

Approximately 2,026,890 square feet of the project will be disturbed.
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION SUPPLEMENTAL INFORMATION

8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to 
the area subject to the special use permit request?  (If so, please attach a copy.)

Yes No

9. Utilities:

a. Sewer Service
b. Electrical Service
c. Telephone Service
d. LPG or Natural Gas Service
e. Solid Waste Disposal Service
f. Cable Television Service
g. Water Service

For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource 
Requirements, requires the dedication of water rights to Washoe County.  Please indicate the type 
and quantity of water rights you have available should dedication be required.

h. Permit # acre-feet per year
i. Certificate # acre-feet per year
j. Surface Claim # acre-feet per year
k. Other # acre-feet per year

Title of those rights (as filed with the State Engineer in the Division of Water Resources of the 
Department of Conservation and Natural Resources).

10. Community Services (provided and nearest facility):

a. Fire Station
b. Health Care Facility
c. Elementary School
d. Middle School
e. High School
f. Parks
g. Library
h. Citifare Bus Stop

 
8

RMWRF

NV Energy

AT&T

NV Energy
Waste Management

Charter/Spectrum

Truckee Meadows Water Authority

Water Rights are in place for Phase 1. Additional water rights for Phase 2 will be
dedicated prior to recordation of each map.

Truckee Meadows Fire Station 40

Renown Health Urgent Care - Summit Ridge
Caughlin Ranch Elementary

Swope Middle

Reno High

Mayberry Park/Michael Thompson Trailhead/Caughlin Ranch Trail System
Downtown Reno Library

N/A
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Washoe County Planning and Building December 2018 
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION

16. How are you providing temporary irrigation to the disturbed area?

17. Have you reviewed the revegetation plan with the Washoe Storey Conservation District?  If yes, have
you incorporated their suggestions?

18. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that may
prohibit the requested grading?

Yes No If yes, please attach a copy.

11

Temporary irrigation will be provided through irrigation lines installed with landscaping. A landscaping plan
will be developed for installing landscaping along the future private streets. Any interim irrigation before the
permanent lines are installed will be managed with water trucks during the grading operations.

The revegetation plan has not been reviewed with the Washoe Store Conservation
District at this time.

X  There are CC&R's but they do not restrict grading.
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The Ridges at Hunter Creek  
Special Use Permit - Grading 

 
 

[1] 

Project Description 
 
Background 
The Ridges at Hunter Creek Phase 1 was previously approved as part of a 53-lot common open space subdivision 
(TM05-013 Hunter Creek Development). Following that approval, thirty lots were recorded while the remaining 
twenty-three lots expired. On July 5, 2016, the Planning Commission granted approval of Phase 2, a 53-lot 
common open space subdivision immediately adjacent to Phase 1 (TM16-005). On August 18, 2020, the Board of 
County Commissioners adopted an ordinance approving a Development Agreement to extend the deadline to 
file the first in a series of final maps associated with TM16-005 to July 5, 2022. On October 11, 2021, the 
Developer submitted the first final map for 21 lots in Phase 2 leaving 32 lots to be recorded in Phase 2. 
 
At this time, no homes have been constructed in the recorded portions of the subdivision although the area is 
gated, roads are paved, and utilities and common landscaping are in place. An emergency access gate that 
connects to an emergency access road providing access to Caughlin Parkway is also located at the easterly end 
of the site. (Refer to Site Aerial Exhibit in Section 3 of this submittal packet). Grading and disturbance has already 
occurred on the project site to accommodate roads and storm drainage improvements that were a part of the 
previous approval. Specifically, Phase 1 backbone infrastructure including water, sewer, storm drain, and street 
improvements have been completed.  In Phase 2 Unit 1 the water line is existing through a majority of the site 
as well as some sewer and storm drain infrastructure. Additional grading on the southerly portion of the site to 
establish a loop road and provide access to a water tank also exists. 
 
Location 
The Ridges at Hunter Creek is located south of Woodchuck Circle and Hunters Peak Road, west of Hawken Drive. 
The property is bordered by scattered single family residences to the north; undeveloped property including 
USA owned land to the south; single family residences in the Caughlin Ranch Eagles Nest subdivision to the east 
and undeveloped USA owned land to the west. Refer to Vicinity Map, Assessor’s Parcel Map and Site Aerial in 
Section 3 of this submittal packet). 
 
Zoning and Master Plan Designations 
The project site is within the West Truckee Meadows Wildland Transition Suburban Character Management 
Area of the Southwest Truckee Meadows Area Plan. Master Plan designations are as follows: Rural; Rural 
Residential; and Suburban Residential. Zoning designations include General Rural; High Density Rural; and Low 
Density Suburban (Refer to Existing Zoning Map, Existing Master Plan Map Exhibits in Section 3 of this submittal 
packet). Note that the Ridges at Hunter Creek development was approved as a common open space tentative 
subdivision using setback standards that match those outlined for Low Density Suburban (LDS) zoning districts.  
 
Current Request 
The request includes: 

 A Special Use Permit to allow mass grading associated with the previously approved Ridges at Hunter 
Creek Phase 1 and Phase 2 subdivision that results in approximately 2,004,302 square feet of disturbed 
area within the project. The request does not modify either of the previously approved common open 
space subdivisions associated with Ridges at Hunter Creek. 

 Also included for consideration, is a request to vary specific grading standards outlined in Sections 
110.438.45 and 50. 
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THE RIDGES AT HUNTER CREEK  
Special Use Permit 

[2] 

Project Details 
When the Ridges at Hunter Creek (Phase 1 and phase 2) development was approved, the project was designed 
as a common open space development allowing for clustering of lots while retaining most of the property as 
open space in its natural state. Because the lots were intended to be custom or semi-custom lots, grading was 
limited to roadways, drainage, and infrastructure. As noted in the original TM for Phase 2, approximately 30 
thousand cubic yards of grading was estimated; however, that did not account for individual pad grading. If the 
lots were graded on a lot-by-lot basis by future owners, some lots would have too much material while others 
would need to bring in materials. Additionally, a number of lots would not be able to meet the grading standards 
outlined in Section 110.438.45 or 50. Rather than grading lots on an “as developed” basis, the 
Developer/Applicant is seeking this Special Use Permit and modifications to grading standards in order to 
provide finish floor pad grading on a per lot basis.  
 
Different from the original approval(s), in an effort to limit disturbance on the overall area, the Developer 
proposes to grade the pad sites creating lots that work better with the natural contours of the site. As such, 
approximately 2,004,302 square feet (30%) of the property will be disturbed with approximately 122,700 cubic 
yards expected to be excavated (Refer to Tentative Map Plan Set in Section 3 and Map Pocket of this submittal 
packet). At this time, approximately 117,400 cubic yards of import material is anticipated, however, during final 
design, the applicant will further attempt to balance the site. By including the grading as part of the tentative 
map, the Developer will be able to limit on-site grading to one operation resulting in limited road and noise 
disturbance. 
 
Additionally, by allowing the grading to occur as one operation, impacts will be minimized through the use of 
rockery retaining walls, generally six feet in height. In limited areas, especially lots on the uphill side of right-of-
way, tiered rockery/masonry/concrete walls may be needed on some slopes to limit scaring due to chasing 
grades. Cut off ditches will be designed behind walls that will experience off-site sheet flows. All areas disturbed 
by grading that will not be formally landscaped or developed with rockery walls will be reseeded with a seed mix 
- Z blend at 25 lbs. per acre.  
 
The project has been designed to minimize slopes as much as possible, however, because the site is naturally 
sloped a system of slopes and cut off ditches are necessary. Where fill is needed below the finish floor pads, the 
use of 2:1 slopes will reduce the overall grading impact. Without the use of 2:1 slopes, there are some lots 
where catching the already 3:1 or less slope becomes problematic and creates a larger grading scar. Any 
proposed 2:1 slopes have been protected with backfilled rip rap per the grading plan.  The use of 2:1 slopes was 
limited as much as possible and 3:1 slopes utilized in all other areas.  Walls used on uphill lots will be designed 
with cut off ditches above the wall to route offsite stormwater flows around the wall.  Rip rap will be used in any 
ditches/yard swales with higher velocities to be verified with the final improvement plans. 
 
The drainage concept previously approved will not change as a result of the proposed grading. The minor 
east/west drainageway will remain in common open space through the center of the development area. 
Drainage improvements including culverts and detention basins have already been constructed on the site. 
(Refer to Tentative Map Plan Set in Section 3 and Map Pocket of this submittal packet). 
 
Where cut or fill slopes are adjacent to roadways, the Applicant plans to install guardrail as allowed per WC 
Development Code and AASHTO standards.  Specifically, with a design speed of less than 40 mph and under 750 
ADT, a 7 to 10 ft clear zone is required per the AASHTO Roadside Design Manual.  As designed, the current 
roadway section includes 9 feet from the edge of the traveled way to the beginning of the top of the slope.  
Guardrail is not required per the manual, however, due to the proposed street grades, curves and slopes, it will 
be installed in locations of concern.  The final locations will be finalized with the future improvement plans.  
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THE RIDGES AT HUNTER CREEK  
Special Use Permit 

[3] 

 
Special Use Permit Findings 
Granting this request to allow major grading associated with the Ridges at Hunter Creek subdivision will not 
impact the previously approved Tentative Map(s) or the surrounding area. Granting the special use permit to 
allow the developer to disturb approximately 2,004,302 square feet of the site will not result in additional lots. 
All setback and lot standards previously approved with the project will remain in place as noted in the original 
conditions of approval. Below is a summary of the required findings for a special use permit, the Planning 
Commission, Board of Adjustment, or a hearing examiner shall find that all of the following are true: 
 
Finding (a) Consistency. The proposed use is consistent with the action programs, policies, standards and maps 
of the Master Plan and the applicable area plan; 
Response: The request to allow mass grading associated with a previously approved tentative map meets all 
applicable goals and policies of the Washoe County Master Plan and the Southwest Truckee Meadows Area 
Plan.  
 
Finding (b) Improvements. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and 
other necessary facilities have been provided, the proposed improvements are properly related to existing and 
proposed roadways, and an adequate public facilities determination has been made in accordance with Division 
Seven; 
Response: The original Ridges at Hunter Creek tentative map addressed all utilities, roadway improvements, 
sanitation, water supply, drainage, and other necessary facilities of which will remain unchanged from the 
original approval. The request to allow mass grading, rather than individual grading on a lot-by-lot effort, will 
not affect any of the abovementioned project attributes. 
 
Finding (c) Site Suitability. The site is physically suitable for the type of development and for the intensity of 
development; 
Response: This request to allow mass grading will not change the type of development previously approved. 
As previously approved, the site is physically suited for single family residential lots and grading the site under 
one operation, rather than lot-by-lot, will minimize the duration of road and noise impacts in the area. It 
should be noted that although the grading is significantly more than previously reviewed under the existing 
Tentative Map, it does not change the overall development area and all setbacks and lot standards previously 
approved will be maintained in accordance with the Final Action Order dated July 8, 2016. 
 
Finding (d) Issuance Not Detrimental. Issuance of the permit will not be significantly detrimental to the public 
health, safety or welfare; injurious to the property or improvements of adjacent properties; or detrimental to 
the character of the surrounding area; and 
Response:  The request to allow mass grading for the previously approved Ridges at Hunter Creek 
development will not be detrimental to public health, safety or welfare; injurious to the property or 
improvements of adjacent properties; or detrimental to the character of the surrounding area. As approved, 
grading would be necessary on a lot-by-lot basis as individual development occurred. The request to mass 
grade the site allows the Developer to minimize the duration of road and noise impacts on the surrounding 
area. It should be noted that the proposed grading will not impact the overall development area and all 
setbacks and lot standards previously approved will be maintained in accordance with the Final Action Order 
dated July 8, 2016. 
 
Finding (e) Effect on a Military Installation. Issuance of the permit will not have a detrimental effect on the 
location, purpose or mission of the military installation. 
Response:  Not applicable to the project. 
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Modified Grading Standards 
In addition to Major Grading Special Use Permit thresholds, the following grading standards outlined in Section 
110.438.45 and 50 will need to be considered for variation as part of this application request. An exhibit showing 
specific locations where the requested modifications occur has been included in Section 3 of this application 
packet. 
 
(1) 110.438.45(a): Grading shall not result in slopes in excess of, or steeper than three horizonal to one vertical 

(3:1) except as provided below: 
 1) Storm drainage improvements 
 2) Cut and fill slopes less than thirty inches in heights 
 3) Cut slopes proposed to be located behind civic, commercial and industrial buildings, when the 
cut slop is shorter than and substantially screened by the proposed building. Such slopes are subject 
to approval of a Director’s Modification of Standards by the Director of Community Development. 
 4) The County Engineer may waive this requirement for up to fifteen (15) percent of the length 
of the cut and/or fill where the presence of rock, or in his determination, other practical hardships 
exist.  

 
Response:  Based on the existing topography, walls and/or steeper slopes are necessary in some cases to 
minimize disturbance and impact on adjacent properties.  There are areas where using a 3:1 slope coming 
off the proposed pad to existing ground creates a slope that extends past the property line and in some 
cases would not catch until it reached the existing drainage ditch.  Walls have been utilized in conjunction 
with 2:1 slopes in specific areas as needed.  Refer to Exhibit 1 in Section 3 which delineates where 2:1 
slopes have been utilized.  We are requesting the County Engineer waive this requirement due to the 
hardship the slopes create for a grading plan.  

 
(2) 110.438.45(b): Within the required front yard setbacks fills shall not differ from the natural or existing grade 

by more than forty-eight (48) inches. 
Response:  Currently all of the lots are owned by the same entity.  Grading certain existing lots together 
blends the lots together and creates an overall grading plan instead piecing them together.  The lots are 
then graded in a manner that allows slopes and drainage facilities to work independently on the lots.  This 
grading standard applies to the existing Phase 1 that was previously mapped, as well as Phase 1 Unit 1.  
That final map will record by July 2022 in which those lots will then be considered existing.  Refer to 
Exhibit 2 in Section 3 which depicts the areas where the subdivision standard of grading will be utilized.    

 
(3) 110.438.45(c):  Finish grading shall not vary from the natural slope by more than ten (10) feet in elevation. 

Response: Based on the existing topography, finish grades vary by more than ten feet from existing 
ground in various locations.  Exhibit 3 in Section 3 depicts that area the variance for greater than 10 ft cut 
or fills from the natural grade.  The pad grading has been stepped and sloped to reduce the cut/fills as 
much as possible.   

 
(4) 110.438.45(j): Ensure that when any cut if made for a structure pad, the exposed cut shall not exceed the 

height of the structure. 
Response:  Based on the existing topography, cuts for structure pads on various lot extend above the 
height of the structure.  Per the tentative map and zoning code the maximum structure height is 35 ft.  The 
mass grading design has incorporated stepped pads and walls to reduce the cut into the slope behind the 
pad.  Assuming a 20 ft building height, which is standard for residential we have identified the lots where 
the cut slope would exceed this building height.  Exhibit 4 in Section 3 depicts these lots as described.   
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(5) 110.438.50(a): The use of riprap and gabions as a mechanical stabilization for cut slopes is prohibited, except 

where essential for safe access, for passage within the rights-of-way of public roads, and for storm drainage 
control device(s). 
Response:  Based on existing topography, steep slopes impact pad grading.  Utilizing stepped pads and 
walls there are locations where using a 3:1 slope cannot catch the existing slope. Utilizing 2:1 slopes limits 
the amount of disturbance and enables the slope to catch existing ground.  To create a stable slope riprap 
will be utilized.  The rip rap will be backfilled with soil and revegetated to look like a natural slope while 
providing additional stabilization.  The grading plans submitted include a detail of the proposed back-
filled riprap on Sheet 9.   
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