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Washoe County Commission 

November 13, 2018 

Appeal of Denial of WTM18-004 (Lemmon 
Drive Estates) 
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 May 2018 Washoe County Planning Commission 
denied the proposed Tentative Map 
–  Could not make finding: “Access: That the design 

of the subdivision provides any necessary access 
to surrounding, adjacent lands and provides 
appropriate secondary access for emergency 
vehicles” 

– Grading of an area shown to remain undisturbed 
was noted by surrounding property owners. 
 

Previous Actions 
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 July 2018 Washoe County Board of Adjustment 
denied a proposed Special Use Permit to rectify 
unpermitted grading. 
 Applicant did not appeal denial of Special Use 

Permit. 
 Grading without permits has not been rectified 

at this time. 
 

Previous Actions 
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 September 11 – Board of County Commissioners 
granted a continuance to the hearing on the 
appeal of the denial of the subdivision until 
November 13th, at the request of the appellant. 

 
 

Previous Actions 
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Project Evaluation 
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Development Pattern 
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Storm Water Management 
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 Development on flatter areas 
 Steep areas to remain as open space 

permanently 
 Compliance with Grading Code (Art 438) will 

be required at Final Map 
 Community Water and Sewer services are 

available 
 

Project Evaluation 
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 Storm water run off will be reduced after 
development of the proposed subdivision in 
comparison to the undeveloped condition 
 Parcels proposed adjacent to existing 

development will match the size of existing 
parcels, or open space buffer is required. 

 
 

Project Evaluation 
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Recommendation 

It is recommended that the Board of County 
Commissioners affirm the decision of the 
Planning Commission and deny Tentative 
Subdivision Map Case Number WTM18-004 
(Lemmon Drive Estates), being unable to 
make the required findings of fact. 
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Possible Motions 

Agreeing with the decision of the Planning 
Commission: Page 3 of your staff report. 
 
 
Disagreeing with the decision of the Planning 
Commission: Page 4 of your staff report. 
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Questions? 



 
 

Lemmon Drive Estates 
 

Common Open Space Tentative Map 



Property Location 
Property is located on the east 
side of Lemmon Drive between 
Buck Drive/Sky Vista Parkway 
and Military Road. 
 
• 1,200+/- feet north of Buck 

Drive and  
• 650+/- feet south of Military 

Road 

 



Continued from September 11th BOCC Hearing 

• Placed rocks to block off access points to drainage and eastern side of property. 
• Met with Planning Staff to discuss Grading Conditions and timing that could be 

applied for remediation to Illegal Grading that was done. 
• Prepared Expanded condition package for your consideration, which addresses 

Remediation Conditions and separate Tentative Map Conditions. 
• If Remediation conditions don’t get done in timeframes approved, then final map 

may not be submitted to Washoe County. 
• Met with City of Reno regarding access to Lemmon Drive – Traffic signal would be 

acceptable at the primary access point, but not at this time as the number of trips 
generated by 98 lots is not enough not meet AASHTO warrants. 

• Met with Washoe County Engineering to discuss access condition based on City 
of Reno comments. (See condition ggg. from amended condition package) 



Illegal Grading Issue 

Mistake was made by property owner/applicant – he graded on the site 
without a grading permit. 

 
Total Site Area –   33.97+/- AC 
Total Disturbed Area –  35,052+/- SF or 0.804 acres 
    (approximately 2.4% of the total site area) 
 
Impacted some areas of 30% slopes, which requires a SUP per WCDC 

 
 

 



 



 



Illegal Grading Issue 
• Washoe County Planning staff and I found out about the illegal grading at the PC hearing for the 

Lemmon Drive Estates Common Open Space Development on May 1st 
 

• We worked with staff, proactively and productively to submitted SUP for Grading to address 
mistake on May 15th 

 
• Went to BOA on July 11th and had some condition language that we requested be modified and 

requested either an approval with some or all of our proposed language changes or a continuance 
to work with County Staff to come to agreement on language in conditions. 
 

• BOA denied the SUP for Grading and it was noted that we could simply work with Code 
Enforcement, which we agreed to do.  
 

• Unfortunately, Code Enforcement required that we go back through a SUP to the BOA. 



Illegal Grading Issue 

• To try to address the illegal grading issue, we have voluntarily added 
conditions that are very similar to those recommended by staff in the 
SUP for grading. 

• We worked with staff over the past month on language that could be 
acceptable and added timing language that would require the 
applicant to: 

• Submit a grading permit within 60 days from approval by the BOCC 
• Complete active remediation work within 90 days of receiving an approved 

grading permit 
• APPLICANT CANNOT SUBMIT A FINAL MAP UNTIL THE ACTIVE REMEDIATION 

WORK IS SUCCESSFULLY COMPLETED IN THE FIELD. 





Property Land Use Designation 
 

Property is located within the 
Reno-Stead Corridor Joint Plan as:  
 
Medium Density Suburban / 
Suburban Residential  



Distance to Services 
 
Property is located with along a major 
arterial roadway (Lemmon Drive) 
 
• Property is located approximately 

1,200  400 feet from commercial. 
 

• Property is located approximately 
2,300 feet from the US 395. 
 

• Property directly to west is 
designated with 40+ acres of non-
residential use per Vista Hills PUD 
(City of Reno). 



Transit Service 
• Property is located 

approximately 1,200 feet 
from and RTC Bus Stop 
Routes 17 (on Lemmon Drive) 
and 1,800 feet from Route 7 
(on Sky Vista Parkway) 
 

• Route 7 runs every 30 
minutes between 4:45 am 
and 9:00 pm 

• Route 17 runs hourly 
between 5:45 am and 11:00 
pm 

 
• Both routes serve access to 

City Center with transfer to all 
parts of the region served by 
transit.  



 





Project Design  

Lemmon Drive Estates is designed similar to 
an existing areas project:  
 

The Preserve  
(located on Disc Drive in Sparks) 



Cluster Development 
Pattern 



Pedestrian Paths 

1.1 miles of pedestrian paths and sidewalks looping 
The subdivision are provided.   
 
Lemmon drive meandering path will provide linkage to 
Existing sidewalk to the north at Morman Church and will 
Ultimately connect all the way to the commercial core 
On Lemmon Drive/Buck Drive/sky Vista Parkway as other  
Un or underdeveloped properties develop. 



Project Drainage and Detention 

The project preliminary hydrology report calculates that the additional 
runoff, required for the 100-year, 10-day event would be approximately 
113,347 c.f. 
 
The proposed detention basin is designed to accommodate approximately 
270,000 c.f. of storage.  
 
As such, the detention/storage provided at a rate of 2.38:1. 
 
The homes in the northeastern corner of the site have been elevated a 
minimum of 1 foot above BFE and a CLOMR-S will be submitted to FEMA  
 



Project Access and Traffic 

• Traffic Works prepared a Traffic Impact Study for the project and identified 
the following: 

• ADT 926 
• AM Peak Trips 73 
• PM Peak Trips 97 

 
• Lemmon Drive is classified as a “Moderate Access Control Arterial” 

 
• Access from both streets tying to Lemmon Drive (Snowburst Court and 

Sunset View Drive) will be Right in-Right out as RTC spacing for a traffic 
signal or full movements.  



North Valleys - Street and Highway System Plan 
• The North Valleys Area Plan Identifies 

Lemmon Drive as a Moderate Access 
Control Arterial status road (A6M) and is 
designed and planned to carry high 
volumes of traffic   

• Lemmon Drive intersections at Bucks 
Drive/Sky Vista Parkway and Military 
Road are traffic control locations (TC) and 
provides easy access to US 395. 
 



 

Perspective View from the south 

New  
Commercial 
Center 



 



Development of  
Surrounding Properties 
 
• Property directly to west is 

designated with 40+ acres of non-
residential use per Vista Hills PUD 
(City of Reno). 



Vista Hills PUD 

 



Lemmon Drive/Military Road Intersection 
Current Configuration 

 



Project Access and Traffic 

• Traffic leaving 
Lemmon Drive 
estates will need 
to make a U-Turn 
at Military Road. 
 

• Modification to 
the curbing at 
Military will be 
necessary with 
this project. 



Neighboring Property Owner Concerns 
• Spoke to 2 adjoining property owners (Joe Reinhardt and Dan Harold) 

• Joe – Silver State Kennels – requested some sound and screening mitigations at the 
south property line to help attenuate noise from kennel and to notify residents of 
kennel existence.  Many of the suggested mitigations were included in the conditions 
in working with Roger Pelham and are agreed to by the applicant.  

• Conditions bb – gg of the Planning and Building Division conditions 
 

• Dan Harold – concerned about people crossing onto his property.  
• Location of homes and fencing will eliminate the existing path that people use. Also applicant 

will place fencing along southeastern common area that will create barrier that was 
requested. 

• Wanted to have the two homes abutting his property moved and it is recognized that 
there is a floodway existing on the western half of his property that presents a 
distance buffer.  

• Condition #13 is amended to require the removal, resizing or relocation of lots 97 & 98 such 
that APN 552-181-15 is directly adjacent to a common area lot of one acre or greater in size.   



Conditions Modifications 



Conditions Modifications 

Washoe County Engineering and Capital Projects Condition ggg.  



Conditions Modifications – minor/cleanup 

The base document used by staff for condition creation appears to 
have been from WTM17-002 (Golden Mesa South) as there was 
language and conditions that did not appear consistent with the 
proposed Lemmon Drive Estates Common Open Space Development 
 
These are found in: 
Washoe County Planning and Building Division Conditions 2a. and 2f. 
 



Legal Findings 

Per the staff report to the Planning Commission, the staff believed that 
all of the legal finding could be made for the project.  The applicant 
agrees with this review.  
 



 
 

Questions 



 



• Extra Slides if Needed for Reference 



 











 



Legal Findings 
1. Consistency with Master Plan 

• Program 3.5: The County will promote residential development in areas where services and infrastructure 
already exist or are planned.   

Lemmon Drive Estates meets this characterization 

• LUT.3.3 Single family detached residential development shall be limited to a maximum of five (5) dwelling 
units per acre. 

The proposed Lemmon Drive Estates project proposes a gross density of 2.88+/- DU/AC. This conforms with LUT 
3.3. 

• C.2.1 The use of major drainageways as undeveloped buffers between areas of development is encouraged.  

The drainageway that crosses the property is incorporated into the eastern edge of the development area. 
Pedestrian accesses have been situated along or adjacent to the drainageway as a positive open space element 
within the subject property boundary. The drainageway offers a boundary to the steep slopes on the subject 
property that will be preserved in the development plan. 



Legal Findings (Cont.) 
1. Consistency with Master Plan 

• C.3.1 Each development proposal shall be evaluated with the intent to preserve visually prominent ridges 
and rock outcroppings.  

Rock outcropping that are located in the eastern portion of the property is required to be remediated and will 
be left in a natural/common area with development of the project.  

 
2. Design or Improvement 

Finding Language - That the design or improvement of the proposed subdivision is consistent with the master 
plan and any specific plan.   

all applicable design features that are requiredto be included in subdivisions in the “Lemmon Valley Suburban 
Character Management Area” have been included in the application submittal. 

The project is consistent with the Policies of the Washoe County Master Plan, as identified in Finding 1. 

 



 
4. Availability of Services 

Finding Language - That the site is physically suited for the type of development proposed. 

The areas of the subject property identified for development are categorized to be within the area “most 
suitable” for development per the Development Suitability Map within the North Valleys Area Plan. The steeper 
sloped portions of the property are to be retained as undisturbed open space.  

Legal Findings (Cont.) 
3. Type of Development 

Finding Language - That the subdivision will meet the requirements of Article 702, Adequate Public Facilities 
Management System. 

Based on preliminary discussion and review with utility purveyors that would serve the Lemmon Drive Estates 
project, utilities necessary to serve this in-fill site are generally adjacent to the site.  



 
6. Public Health 

Finding Language - 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. 
The Washoe County Master Plan Conservation Element Habitat and Migration Route Maps show that Mule 
Deer habitat may exist in the area of the site (as it also appears to exist in Lemmon Valley, Spanish Springs, 
Reno, the Sparks Indian Colony, Stead, and Antelope Valley). No Bighorn, Black Bear, Pronghorn Antelope, 
Raptors, Sage Grouse or Wild Horse and Burro Herd habitats are shown to exist in the area of the subject 
property, per the Washoe County Conservation Element Habitat and Migration Route Maps. 
 

Legal Findings (Cont.) 
5. Fish or Wildlife 

Finding Language - That the subdivision will meet the requirements of Article 702, Adequate Public Facilities 
Management System. 

The community water and sewer will be provided.. The Truckee Meadows Fire Protection District is the 
emergency service provider.  



 
8. Access 

Finding Language - 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. 

There are only a few easements that currently encumber the property. A 16” natural gas line and sewer line are 
the primary easements and facilities that either dictate portions of the project design or will necessitate 
realignment through the subdivision with development of the site.  Both easements can be accommodated or 
relocated appropriately within the proposed development plan.  

Legal Findings (Cont.) 
7. Easements 

Finding Language - That the design of the subdivision provides any necessary access to surrounding, adjacent 
lands and provides appropriate secondary access for emergency vehicles. 

Primary access is provided at two points onto Lemmon Drive, which is a moderate access control arterial 
roadway. Right-in, right-out movements will be allowed and modification to the Lemmon Drive/Military Road 
intersection to accommodate the necessary public transportation design geometrics will be required as part of 
this project.  



 
10. Energy 

Finding Language - That any land or improvements to be dedicated to the County is consistent with the Master 
Plan. 

Any public improvements are required to be constructed to Washoe County standards. Public Streets will be 
constructed to Washoe County standards and offered for dedication. 

Legal Findings (Cont.) 
9. Dedications 

Finding Language - That the design of the subdivision provides, to the extent feasible, for future passive or 
natural heating or cooling opportunities in the subdivision. 

The proximity of the project to shopping and bus routes can have a positive impact on vehicle miles traveled. 
There will be opportunities for home owners to install solar panels, should they wish.   
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