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STAFF REPORT 
BOARD MEETING DATE:  April 28, 2020 

DATE: March 13, 2020 

TO: Board of County Commissioners 
FROM: Julee Olander, Planner, Planning and Building Division, Community 

Services Department, 328-3627, jolander@washoecounty.us 
THROUGH: Mojra Hauenstein, Arch., Planner, Division Director, Planning & Building 

Division, Community Services Department, 328-3619, 
mhauenstein@washoecounty.us 

SUBJECT: Public Hearing: Second reading and possible adoption of an ordinance 
approving an “Amended and Restated Development Agreement (Sierra 
Reflections)” originally approved in 2008 (DA08-003) regarding Sierra 
Reflections Subdivision (approved in 2006 as Tentative Map TM06-001) 
for World Properties, Inc. The project is a 938-lot, single-family residential, 
common open space subdivision as authorized in Article 408 of the Washoe 
County Development Code.  This agreement extends the deadline for filing 
the next in a series of final maps from June 14, 2020 to June 14, 2022;  

 And  
 To approve an amendment to conditions of approval for Tentative 

Subdivision Map Case Number TM06-001 (Sierra Reflections) to update 
and remove outdated language including the following:  

1. Remove Department of Water Resources conditions; Truckee 
Meadows Water Authority (TMWA) is now the water provider; 

2. Remove Vector Control conditions; Washoe County District Health 
has updated conditions and added conditions for water and grading 
requirements;  

3. Amend Fire Safety provisions with current fire code requirements; 
and 

4. Remove two conditions and updated the other condition for the 
Regional Transportation Commission (RTC). 

 The project is bordered on the north by Pagni Lane, on the east by old US 
Highway 395, on the south and as far south as Little Washoe Lake in the 
Pleasant Valley area.  The project encompasses a total of 29 parcels that 
total approximately 759.6 acres. The parcels are located within the South 
Valleys Area Plan. The property is located within the South Truckee 
Meadows/Washoe Valley Citizen Advisory Board boundaries and within 
Washoe County Commission District No. 2.  (APNs 046-060-45 and 47; 
046-080-40; 046-090-01, 04 through 18, and 23 through 26; and 046-100-
02 through 04, 07, 09 and 10).  (Commission District 2.) 
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SUMMARY 
The Washoe County Commission is asked to conduct a second reading and possibly adopt 
an ordinance approving Development Agreement Case Number WAC19-0005. The 
Development Agreement, included as part of the ordinance, is for the purpose of an 
extension of time for the approved tentative subdivision map within the South Valleys 
planning area. 
 
Washoe County Strategic Objective supported by this item:  Safe, secure and healthy 
communities. 

PREVIOUS ACTION 
On April 14, 2020, the Board of County Commissioners (Board) conducted a first reading 
of an ordinance to Amended and Restated Development Agreement, which extends the 
date for recording the next final map until June 14, 2022 and amends the conditions of 
approval for Tentative Subdivision Map Case Number TM06-001 (Sierra Reflections) to 
update and remove outdated language.  
On March 5, 2020, the applicant presented an update to the South Truckee 
Meadows/Washoe Valley CAB to renew the development agreement to June 14, 2022, and 
to update the original conditions of approval. The CAB recommended approval of these 
proposals. 
On May 13, 2014, the Board of County Commissioners (Board) approved an amendment 
and restatement of the 2008 agreement, extending the deadline in NRS 278.360 for filing 
a final map until 2018, the filing deadline was further extended in accordance with that 
agreement by the Director until June 14, 2020. 
On May 25, 2010, the Board approved an amendment and restatement of the 2008 
agreement, extending the deadline in NRS 278.360 for filing a final map until June 14, 
2012, the filing deadline was further extended in accordance with that agreement by the 
Director until June 14, 2014. 
On May 2, 2008, the Board approved a development agreement extending the deadline in 
NRS 278.360 for filing a final map until June 14, 2009, the filing deadline was further 
extended in accordance with that agreement by the Director until 2010. 
On June 14, 2006, the project received final approval from the Truckee Meadows Regional 
Planning Commission, as a project of regional significance, due to the number of lots 
approved. 
On May 2, 2006, the Washoe County Planning Commission unanimously approved the 
Tentative Subdivision Map for Sierra Reflections, Case Number TM06-001. 
 
BACKGROUND 
The approved subdivision is the end result of a process and a series of approvals that date 
back more than twenty years. In 1984, the applicant received approval for a project, also 
called Sierra Reflections, that included a 250-room hotel, a casino and a 550-unit 
condominium complex. The land use designation for the property at that time was Resort 
Hotel and later Tourist Commercial. Later, the project was amended to include a golf 
course with the resort. During the 2002 Truckee Meadows Regional Plan Update the City 
of Reno proposed to include the project within their Sphere of Influence (SOI). The City 
and Washoe County finally came to the agreement that if the property were “down-zoned” 
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to a less intense residential use that the City would agree to roll back the Sphere of 
Influence from that area.  
 
Washoe County initiated a Comprehensive (Master) Plan Amendment to re-designate the 
area as residential. That Comprehensive Plan Amendment was reviewed and unanimously 
recommended for approval by the Galena/Steamboat Citizen Advisory Board in May of 
2004. The Comprehensive Plan Amendment was approved by the Washoe County 
Planning Commission in July of 2004, with a vote of five in favor and two opposed, with 
the total number of dwelling units allowed being 1090 over the entire property. The 
Washoe County Commission held a public hearing in August of 2004, and a subsequent 
hearing in September of 2004, which resulted in an approval of land use designations 
allowing 995 dwelling units. That Comprehensive Plan Amendment was then reviewed by 
the Truckee Meadows Regional Planning Agency and was found to be in conformance 
with the Regional Plan. In August 2005, the Planning Commission held a public hearing 
on a request for a Special Use Permit to construct a sanitary sewer line to serve this project. 
That Special Use Permit was heard by the Board in September 2005, and was approved. 
 
The Tentative Subdivision Map approval allows a 938-lot, single-family residential, 
common open space subdivision as authorized in Article 408, Common Open Space 
Development, of the Washoe County Code Chapter 110 (Development Code).  Lot sizes 
range from 8,000 square feet to 43,445 square feet, with an average of 13,722 square feet 
for detached homes.  Included in the 938 lots are 147 townhouses on a footprint of 1,102 
square feet. 
 
The applicant has applied for the Development Agreement to be extended three times in 
April 2008, June 2010 and April 2014.   The Development Agreement is now valid until 
June 14, 2020.   

The applicant is seeking an approval of an amended and restated development agreement 
to extend the statutory deadline for filing a final map to June 14, 2022.  The reason for the 
previous extension was for the lack of demand for housing due to the downturn in the 
economy. The applicant acknowledges that the house market has improved however the 
project still faces many issues that need to be resolved before work can move forward.  The 
applicant states the following issues 

• Construction of the Reach 3 and 4 sanitary sewer lines through Pleasant Valley and 
south meadows; 

• The Jurisdictional Determination for Steam Creek and Browns Creek and approval 
from both the Army Corp of Engineers and Nevada State Environmental Protection 
Agency on a 4040 permit; 

• Additional geotechnical investigation to accurately determine areas with solid rock 
and revise grading plans to minimize rock removal and blasting; and 

• Develop a new water plan with Truckee Meadows Water Authority. 
The submitted application further explains and details these issues, see attachment B.  The 
applicant is confident that extending the agreement “will ensure the best possible project 
and allow development of Sierra Reflections to be successful”. 

PROCESS TO AMEND THE DEVELOPMENT AGREEMENT 
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Under NRS 278.0205 and Washoe County Code (WCC) Section 110.814.40, such an 
amendment must be made by ordinance after special notice and a public hearing.  Attached 
as Attachment A is the proposed “Amended and Restated Development Agreement”, 
which extends the date for recording the next final map until June 14, 2022 and amends 
the conditions of approval for Tentative Subdivision Map Case Number TM06-001 (Sierra 
Reflections) to update and remove outdated language.  The agreement will terminate if the 
next map is not filed by then.  Attached as Attachment A is the proposed Ordinance 
adopting the Attachment A-1 Agreement. 

PERIODIC REVIEW OF COMPLIANCE BY DEVELOPER 
As required by NRS 278.0205 (1) and WCC Section 110.814.35 the Director of Planning 
and Building has reviewed the Development Agreement and the status of the project and 
believes that the developer is in good faith compliance with the terms of the agreement.  

COMPLIANCE WITH MASTER PLAN 
NRS 278.0205 (2) and WCC Section 110.814.40 (b) require that when development 
agreements are adopted or amended, there must be a finding that the agreement is 
consistent with the Master Plan. 
When the subdivision Tentative Map was approved, the Planning Commission determined 
that the development was consistent with the Master Plan.  The Development Agreement 
did not change any uses, standards or policies that would be inconsistent with the Master 
Plan.  Likewise, this amendment makes no changes to uses, standards or policies that would 
be inconsistent with the Master Plan.  Only the time schedule for development is being 
changed. 
 
FISCAL IMPACT 

No fiscal impact is anticipated from the extension of the tentative subdivision map. 
 
RECOMMENDATION 
It is recommended that the Board of County Commissioners conduct a second reading and 
adopt an ordinance approving an Amended and Restated Development Agreement, which 
extends the date for recording the next final map until June 14, 2022 and amends the 
conditions of approval for Tentative Subdivision Map Case Number TM06-001 (Sierra 
Reflections) to update and remove outdated language.  

If adopted, the Ordinance will be effective on May 8, 2020  
 
POSSIBLE MOTION 
Should the Board agree with staff’s recommendation, a possible motion would be: 
“Move to adopt Ordinance Number (insert ordinance number as provided by the County 
Clerk) having found the agreement to be consistent with the Master Plan, “Amended and 
Restated Development Agreement (Sierra Reflections)” originally approved in 2008 
(DA08-003) regarding Sierra Reflections Subdivision (approved in 2006 as Tentative Map 
TM06-001) for World Properties, Inc. The project is a 938-lot, single-family residential, 
common open space subdivision as authorized in Article 408 of the Washoe County 
Development Code.  This agreement extends the deadline for filing the next in a series of 
final maps from June 14, 2020 to June 14, 2022;  
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 And  
To approve an amendment to conditions of approval for Tentative Subdivision Map Case 
Number TM06-001 (Sierra reflections) to update and remove outdated language including 
the following:  
1. Remove Department of Water Resources conditions; Truckee Meadows Water 

Authority (TMWA) is now the water provider; 
2. Remove Vector Control conditions; Washoe County District Health has updated 

conditions and added conditions for water and grading requirements;  

3. Amend Fire Safety provisions with current fire code requirements; and 
4. Remove two conditions and updated the other condition for the Regional 

Transportation Commission (RTC). 
The project is bordered on the north by Pagni Lane, on the east by old US Highway 395, 
on the south and as far south as Little Washoe Lake in the Pleasant Valley area.  The project 
encompasses a total of 29 parcels that total approximately 759.6 acres. The parcels are 
located within the South Valleys Area Plan. The property is located within the South 
Truckee Meadows/Washoe Valley Citizen Advisory Board boundaries and within Washoe 
County Commission District No. 2.  (APNs 046-060-45 and 47; 046-080-40; 046-090-01, 
04 through 18, and 23 through 26; and 046-100-02 through 04, 07, 09 and 10).”   

 
Attachments:   
 
Attachment A & A-1 – Ordinance with Proposed Second Amendment to Development 

Agreement 
Attachment B – Application 
 
 

cc:   
 
Owner /Applicant: World Properties Inc, 4100 Joy Lake Road, Reno, NV, 89511,  
  Email: fred.woodside@att.com 
 
Consultant:  Krater Consulting Group PC, 226 California Avenue, Reno, NV 89509, 
 Email: ken@kenkraterconsultinggroup.com 
 
Consultant:   Lemons, Grundy & Eisenberg, 6005 Plumas Street, Third Floor, Reno, NV, 

89519, Email:  drb@lge.net   
 

 
 

 

mailto:ken@kenkraterconsultinggroup.com


DRAFT:  March 13, 2020 

Page 1 of 4 

WORKING COPY 
INFORMATION ONLY 

REGULAR TEXT:  NO CHANGE IN LANGUAGE 

STRIKEOUT TEXT:  DELETED LANGUAGE 

BOLD TEXT:  NEW LANGUAGE 

*********************************************************** 

Notice:  Per NRS 239B.030, this document does not contain personal information as defined in NRS 
603A.040 

Summary: Amended and Restated Development Agreement extends the 
deadline for filing the next in a series of final maps 
for the Sierra Reflections subdivision (Tentative Map 
Case Number TM06-001) to June 14, 2022, and to amend the 
approved 2006 conditions of approval. 

. 

BILL NO.  ______ 

ORDINANCE NO.  ______ 

TITLE: An ordinance approving an “Amended and Restated Development 
Agreement (Sierra Reflections)” originally approved in 2008 (DA08-
003) regarding Sierra Reflections Subdivision (approved in 2006 as 
Tentative Map TM06-001)for World Properties, Inc. The project is a 
938-lot, single-family residential, common open space subdivision 
as authorized in Article 408 of the Washoe County Development Code.  
This agreement extends the deadline for filing the next in a series 
of final maps from June 14, 2020 to June 14, 2022;

And 

To approve an amendment to conditions of approval for Tentative 
Subdivision Map Case Number TM06-001 (Sierra reflections) to update 
and remove outdated language including the following:  

1. Remove Department of Water Resources conditions;
Truckee Meadows Water Authority (TMWA) is now the
water provider;

2. Remove Vector Control conditions; Washoe County
District Health has updated conditions and added
conditions for water and grading requirements;

Attachment A 
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3. Amend Fire Safety provisions with current fire code
requirements; and

4. Remove two conditions and updated the other
condition for the Regional Transportation Commission
(RTC).

The project is bordered on the north by Pagni Lane, on the east by 
old US Highway 395, on the south and as far south as Little Washoe 
Lake in the Pleasant Valley area.  The project encompasses a total 
of 29 parcels that total approximately 759.6 acres. The parcels are 
located within the South Valleys Area Plan. The property is located 
within the South Truckee Meadows/Washoe Valley Citizen Advisory 
Board boundaries and within Washoe County Commission District No. 
2. (APNs 046-060-45 and 47; 046-080-40; 046-090-01, 04 through 18,
and 23 through 26; and 046-100-02 through 04, 07, 09 and 10).

WHEREAS: 

A. A tentative subdivision map for the proposed Sierra
Reflections Subdivision was approved on or about May 2, 2006
as TM06-001; and

B. As set forth in the recitals to the attached amendment, the
deadline for filing a final map under NRS 278.360 was under
a Development Agreement entered into and approved by the Board
of County Commissioners on March 18, 2008 and recorded on May
2, 2013 as Document 4232960, Official Records of Washoe
County; and

C. The deadline for filing a final map was further extended to
June 14, 2014, under an Amended and Restated Agreement, as
approved by the Board of County Commissioners on June 4, 2010
and recorded on June 10, 2010 as Document 3889997; and

D. The deadline for filing a final map was further extended to
June 14, 2018, with a possible  further extension to June 14,
2020, at the discretion of the Director of Planning and
Development for Washoe County, under an Amended and Restated
Agreement, as approved by the Board of County Commissioners
on May 13, 2014 and recorded on May 16, 2014 as Document
4354830; and

E. For good cause appearing, the Board of County Commissioners
desires to further amend and restate the development

Attachment A 
Page 2
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agreement to further extend the deadline for filing a final 
map to June 14, 2022; and 

 
F. The Board has determined that the proposed amendment is 

consistent with the Master Plan for Washoe County. 
 
G. The Board determines that this action is being taken under 

NRS 278.0205, and therefore is not a rule within the meaning 
of NRS 237.060;  

 
NOW THEREFORE, THE BOARD OF COUNTY COMMISSIONERS OF THE COUNTY 
OF WASHOE DOES HEREBY ORDAIN: 
 
SECTION 1. 

The “Amended and Restated Development Agreement (Sierra Reflections)” 
and amended conditions of approval attached hereto as Attachment A-1 are 
hereby APPROVED by this ordinance.  The Chairman is authorized to execute 
and deliver it for recording in the official records of Washoe County. 

 

SECTION 2.  General Terms. 

 

1. All actions, proceedings, matters and things heretofore taken, had 
and done by the County and its officers not inconsistent with the 
provisions of this Ordinance are ratified and approved. 

2. The Chairman of the Board and the officers of the County are 
authorized and directed to take all action necessary or appropriate 
to effectuate the provisions of this ordinance.  The District 
Attorney is authorized to make non-substantive edits and 
corrections to this Ordinance and the attached agreement.  

3. All ordinances, resolutions, bylaws and orders, or parts thereof, 
in conflict with the provisions of this ordinance are hereby 
repealed to the extent only of such inconsistency.  This repealer 
shall not be construed to revive any ordinance, resolution, bylaw 
or order, or part thereof, heretofore repealed. 

4. Each term and provision of this ordinance shall be valid and shall 
be enforced to the extent permitted by law. If any term or provision 
of this ordinance or the application thereof shall be deemed by a 
court of competent jurisdiction to be in violation of law or public 
policy, then it shall be deemed modified, ipso facto, to bring it 
within the limits of validity or enforceability, but if it cannot 
be so modified, then it shall be excised from this ordinance. In 

Attachment A 
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any event, the remainder of this ordinance, or the application of 
such term or provision to circumstances other than those to which 
it is invalid or unenforceable, shall not be affected. 

5. This ordinance shall be in effect from and after its execution and
publication as required by NRS 244.100 and any other enabling laws.

Passage and Effective Date 

Proposed on _____________________ (month) _________ (day), 2020. 

Proposed by Commissioner ______________________________. 

Passed on _____________________ (month) _________ (day), 2020. 

Vote:  

Ayes: 

Nays: 

Absent: 

Bob Lucey, Chair 
Washoe County Commission 

ATTEST: 

___________________________________ 
Nancy Parent, County Clerk 

This ordinance shall be in force and effect from and after the 
8th day of the month of May of the year 2020. 
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Conditions of Approval 
Tentative Subdivision Map Case Number TM06-001 

The project approved under Tentative Subdivision Map Case Number TM06-001 shall be carried 
out in accordance with the conditions of approval granted by the Board of County Commission on 
April 28, 2020. Conditions of approval are requirements placed on a permit or development by 
each reviewing agency. These conditions of approval may require submittal of documents, 
applications, fees, inspections, amendments to plans, and more. These conditions do not relieve 
the applicant of the obligation to obtain any other approvals and licenses from relevant authorities 
required under any other act. 

Unless otherwise specified, all conditions related to the approval of this tentative subdivision 
map shall be met or financial assurance must be provided to satisfy the conditions of approval 
prior to the recordation of a final parcel map. The agency responsible for determining compliance 
with a specific condition shall determine whether the condition must be fully completed or whether 
the applicant shall be offered the option of providing financial assurance. All agreements, 
easements, or other documentation required by these conditions shall have a copy filed with the 
County Engineer and the Planning and Building Division. 

Compliance with the conditions of approval related to this tentative subdivision map is the 
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and 
occupants of the property and their successors in interest. Failure to comply with any of the 
conditions imposed in the approval of the tentative parcel map may result in the institution of 
revocation procedures. 

Washoe County reserves the right to review and revise the conditions of approval related to this 
tentative subdivision map should it be determined that a subsequent license or permit issued by 
Washoe County violates the intent of this approval. 

For the purpose of conditions imposed by Washoe County, "may" is permissive and "shall" or 
"must" is mandatory. 

Conditions of approval are usually complied with at different stages of the proposed project. 
Those stages are typically: 

• Prior to recordation of a final map.

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

• Prior to the issuance of a business license or other permits/licenses.

• Some "conditions of approval" are referred to as "operational conditions." These
conditions must be continually complied with for the life of the project.

The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies. 

• The DISTRICT BOARD OF HEAL TH, 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.

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

www.washoecounty.us/csd/planning_and_development 
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