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Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 

Telephone:  775.328.3600 – Fax:  775.328.6133 
www.washoecounty.us/csd/planning_and_development 

 
 
TENTATIVE PARCEL MAP CASE NUMBER: WTPM18-0009 (Larkins) 
 
BRIEF SUMMARY OF REQUEST: Request to divide one parcel of ±1.084-acres into 
three parcels of ±16,810 sq. ft., ±14,807 sq. ft. and ±15,586 sq. ft. 
 
STAFF PLANNER: Kelly Mullin, AICP, Senior Planner 
 775.328.3608 
 kmullin@washoecounty.us 
  

CASE DESCRIPTION 

For possible action, hearing, and discussion to approve a 
parcel map dividing one parcel of ±1.084-acres into three 
parcels of ±16,810 sq. ft., ±14,807 sq. ft. and ±15,586 sq. 
ft. 

• Applicant/Owner: Stephen Larkins 
• Location: 5610 Pearl Dr., at the 

northeast corner of its 
intersection with 6th Ave. 

• APN: 504-051-11 
• Parcel Size: ±1.084-acres 
• Master Plan: Suburban Residential 
• Regulatory Zone: Medium Density Suburban 
• Area Plan: Sun Valley 
• CAB: Sun Valley 
• Development Code: Authorized in Article 606, 

Parcel Maps 
Commission District: 3 – Commissioner Jung 

 

     

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTION 

I move that, after giving reasoned consideration to the information contained within the staff report and the 
information received during the public meeting, that the Washoe County Parcel Map Review Committee 
approve Parcel Map Case Number WTPM18-0009, subject to the conditions of approval included as Exhibit A 
with the staff report, and make the determination that the following criteria are or will be adequately provided for 
pursuant to Washoe County Code Section 110.606.30. 

(Motion with Findings on Page 9) 
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Parcel Map Purpose and Process 
The purpose of a parcel map is to allow for the creation of subdivisions, merger and re-subdivision 
of existing lots, and common-interest communities consisting of four or fewer parcels pursuant to 
Washoe County Code (WCC) Chapter 110, Article 606, Parcel Maps.  A tentative parcel map must 
be submitted to the Planning and Building Division for the purpose of review prior to or concurrent 
with the final parcel map.  Every tentative parcel map must be prepared by a professional land 
surveyor.  The parcel map process exists to establish reasonable standards of design and 
procedures for subdividing in order to further the orderly layout and use of land and insure proper 
legal descriptions and monumenting of subdivided land.  Additionally, the process helps to 
safeguard the public health, safety and general welfare by establishing minimum standards of 
design and development for any land division platted in the unincorporated area of Washoe 
County.  If the Washoe County Parcel Map Review Committee grants an approval of the tentative 
parcel map, that approval is subject to Conditions of Approval.  Conditions of Approval are 
requirements that may need to be completed during different stages of the proposed project.  
Those stages are typically: 

• Prior to recordation of a final map. 

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

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

• Some Conditions of Approval are referred to as “Operational Conditions.”  These 
conditions must be continually complied with for the life of the project. 

Within 22 months from the date of approval of the tentative parcel map, the applicant must file a 
final parcel map along with any required supporting materials with the Planning and Building 
Division and the County Engineer showing that all conditions imposed by the Washoe County 
Parcel Map Review Committee have been met.  Approval or conditional approval of a tentative 
parcel map imposes no obligation on the part of the Director of the Planning and Building Division 
or the Washoe County Board of Commissioners to approve the final parcel map or to accept any 
public dedication shown on the tentative or final parcel map. Failure to submit a complete final 
parcel map and pay the required fees within the two year time period shall cease any further action 
on the map and shall render the tentative parcel map as expired. 

The recommended conditions of approval for Tentative Parcel Map Case Number WTPM18-0009 
are attached to this staff report as Exhibit A and will be included with the Action Order if approved 
by the Parcel Map Review Committee.   

The subject property has a regulatory zone of Medium Density Suburban, which allows up to three 
dwelling units per acre, with a minimum lot size of 12,000 square feet, per WCC Section 
110.106.15. The current request is to divide a ±1.084-acre parcel into three parcels of ±16,810 sq. 
ft., ±14,807 sq. ft. and ±15,586 sq. ft. 
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Map of Existing Structures on Site   
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Tentative Parcel Map Evaluation 

Regulatory Zone: Medium Density Suburban  

Maximum Lot Potential: 3 

Number of Lots on Parcel Map: 3 

Minimum Lot Size Required: 12,000 sq. ft. 

Minimum Lot Size on Parcel Map: 14,807 sq. ft. 

Minimum Lot Width Required: 80 feet 

Minimum Lot Width on Parcel Map: 95 feet 

The tentative parcel map meets all minimum requirements for the Medium Density Suburban 
regulatory zone. 

Development Suitability Constraints: The Sun Valley Development Suitability Map, a part of the 
Sun Valley Area Plan, identifies the subject parcel as most 
suitable for development. However, a small portion of the 
southeastern corner of proposed Parcel 3 is located within a 
100-year flood hazard area. Any development in this area will 
be required to comply with the applicable standards. 

Hydrographic Basin: The subject parcel is within the Sun Valley Hydrographic 
Basin. 

The subject parcel is inside the Truckee Meadows Service Area (TMSA). 

The proposed subdivision is not a second or subsequent division of a parcel map approved within 
the last five years.  

Sun Valley Area Plan Modifiers  
The subject parcel is located within the Sun Valley Area Plan and this tentative parcel map is 
subject to the following standards: 

 WCC Section 110.218.05(a) requires residential development of one unit or more per acre be 
served by community water and sewer facilities. Additionally, Section 110.218.25 mandates 
that new parcels may only be created in areas serviced by recognized water purveyors. The 
proposed parcel is currently served by Sun Valley General Improvement District and the new 
parcels will continue to be serviced by that provider. 

Development Information 
The application states that the subject parcel is currently developed with three single family homes 
and several detached accessory structures.  However, the applicant-provided survey of existing 
conditions show a total of four residences on the property, with two of those residences located on 
proposed Parcel 2.  A recommended condition of approval has been included with Exhibit A that 
requires the second home on Parcel 2 to be removed prior to the recordation of the map.  
Alternatively, the applicant may obtain a special use permit for a detached accessory dwelling in 
order to legalize the second dwelling.  

The required setbacks for the Medium Density Suburban regulatory zone are 20-feet for front and 
rear yards and 8-feet for the side yards.  The primary residences on each proposed parcel meet 
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these required setbacks.  However, the second home on Parcel 2 and several of the detached 
accessory structures do not.  A recommended condition of approval has been included with Exhibit 
A requiring all structures to meet setback standards prior to recordation of the final map.  

Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation. 

• Washoe County Community Services Department 
o Planning and Building Division 
o Engineering and Capital Projects Division 
o Parks and Open Space 
o Utilities 
o Water Rights  

• Sun Valley General Improvement District (SVGID) 
• Washoe County Health District 

o Air Quality Management Division 
o Environmental Health Services Division 

• Truckee Meadows Fire Protection District 
• Regional Transportation Commission (RTC) 
• Washoe-Storey Conservation District 
• NV Energy and Charter Communications 

Four of the above-listed agencies/departments provided comments and/or recommended 
conditions of approval in response to their evaluation of the project application.  A summary of 
each agency’s comments and/or recommended conditions of approval and their contact 
information is provided.  The Conditions of Approval document is attached to this staff report and 
will be included with the Action Order, if granted approval.    

• Washoe County Planning and Building Division requires the final map be in substantial 
compliance with the tentative parcel map, for all structures to meet setback and density 
standards, and for the provision of services to be by SVGID. 
Contacts:  Kelly Mullin, 775.328.3608, kmullin@washoecounty.us and 

Vahid Behmaram, 775.954.4647, vbehmaram@washoecounty.us 

• Washoe County Engineering and Capital Projects Division provided comments related 
to drainage, flood plain standards technical map requirements.  
Contact:  Mike Gump, 775.328.2041, mgump@washoecounty.us 

• Washoe County Health District identified they had no concerns with the proposal due to 
the parcels being served by municipal water and sewer. 
Contact: Wes Rubio, 775.328.2635, wrubio@washoecounty.us 

Staff Comments on Required Findings  
WCC Section 110.606.30 (i) requires that all of the following findings be made to the satisfaction of 
the Washoe County Parcel Map Review Committee before granting approval of the request. Staff 
has completed an analysis of the application and has determined that the proposal is in 
compliance with the required findings as follows. 

1) General improvement considerations for all parcel maps including, but not limited to: 

mailto:kmullin@washoecounty.us
mailto:vbehmaram@washoecounty.us
mailto:mgump@washoecounty.us
mailto:wrubio@washoecounty.us
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a) Environmental and health laws and regulations concerning water and air pollution, the 
disposal of solid waste, facilities to supply water, community or public sewage disposal and, 
where applicable, individual systems for sewage disposal. 

Staff Comment:  Compliance with all applicable environmental and health laws and 
regulations concerning water and air pollution, the disposal of solid waste, facilities to 
supply water, and sewage disposal will be ensured prior to recordation of the final map or 
prior to approval of a development permit on the subject site.  The application was 
reviewed by the Health District, and water and sewer service will be provided by the Sun 
Valley General Improvement District. 

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

Staff Comment:  The existing and proposed lots are and will continue to be served by the 
Sun Valley General Improvement District. 

c) The availability and accessibility of utilities. 

Staff Comment:  The existing and proposed lots are and will continue to be served by 
municipal water and sewer. Power will be provided through NV Energy. 

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

Staff Comment:  The proposed parcel map would divide an existing parcel into a total of 
three lots, which are anticipated to have minimal impacts on local services.  The application 
was provided for review by fire and transportation agencies and no adverse comments 
were received. 

e) Conformity with the zoning ordinances and master plan. 

Staff Comment:  The proposed division of land is in conformance with the applicable 
provisions of the Washoe County Development Code and Master Plan, and the regulatory 
zoning on the property. 

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

Staff Comment:  The application was reviewed by the Planning and Building Division, 
Engineering and Capital Projects Division, and Regional Transportation Commission, and 
no adverse comments were received.  The proposal is in conformance with the Area Plan 
and Master Plan for streets and highways. 

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

Staff Comment:  The application was reviewed by the Washoe County Engineering and 
Capital Projects Division and the Regional Transportation Commission, and no 
recommendations for new streets or highways to serve the subdivision were received. 

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

Staff Comment:  The subject parcel is relatively flat and has already been developed.  A 
small portion of the southeast corner of Parcel 3 is located within the 100-year floodplain.  
Any future development will be required to comply with all applicable policies. 

i) The recommendations and comments of those entities reviewing the tentative parcel map 
pursuant to NRS 278.330 and 278.348, inclusive. 

Staff Comment:  These provisions of statute refer to the preparation and distribution of 
tentative maps.  All recommend conditions of approval from the reviewing agencies have 
been included with the staff report.  
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j) The availability and accessibility of fire protection including, but not limited to, the 
availability and accessibility of water and services for the prevention and containment of 
fires including fires in wild lands. 

Staff Comment:  The application was reviewed by the Truckee Meadows Fire Protection 
District and no comments were received. 

k) Community antenna television (CATV) conduit and pull wire. 

Staff Comment:  The application was provided to Charter Communications for review, and 
no comments were received. 

l) Recreation and trail easements. 

Staff Comment:  The proposal was provided to Washoe County Parks and Open Space for 
review, and no comments were received.  The Sun Valley Recreational Opportunities Plan 
map does not identify any recreational features on or nearby the subject property. 

Recommendation 
Those agencies which reviewed the application, recommended conditions in support of approval of 
the tentative parcel map. Therefore, after a thorough analysis and review, Parcel Map Case 
Number WTPM18-0009 is recommended for approval with conditions.  Staff offers the following 
motion for the Parcel Map Review Committee’s consideration.  

Possible Motion  
I move that, after giving reasoned consideration to the information contained within the staff report 
and the information received during the public meeting, that the Washoe County Parcel Map 
Review Committee approve Parcel Map Case Number WTPM18-0009 for Stephen Larkins, subject 
to the conditions of approval included as Exhibit A with the staff report, and make the 
determination that the following criteria is or will be adequately provided for pursuant to Washoe 
County Code, Section 110.606.30:   

1) General improvement considerations for all parcel maps including, but not limited to: 

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

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

c) The availability and accessibility of utilities; 

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

e) Conformity with the zoning ordinances and master plan; 

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

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

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

i) The recommendations and comments of those entities reviewing the tentative parcel map 
pursuant to NRS 278.330 and 278.348, inclusive; 

j) The availability and accessibility of fire protection including, but not limited to, the 
availability and accessibility of water and services for the prevention and containment of 
fires including fires in wild lands; 
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k) Community antenna television (CATV) conduit and pull wire; and 

l) Recreation and trail easements. 

Appeal Process 
Parcel Map Review Committee action will be effective 10 calendar days after the written decision is 
filed with the Secretary to the Parcel Map Review Committee, 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 Board of County Commissioners.  Any appeal must be filed in writing within 
10 calendar days from the date the written decision is filed with and signed by the Secretary of the 
Parcel Map Review Committee and mailed to the applicant. 

 
Applicant/Owner: Stephen Larkins 
  3180 Corey Dr. 
  Reno, NV  89509 
 
 
Consultant: Sierra Surveying 
  Attn:  Dan Church 
  555 Holcombe Ave. 
  Reno, NV  89502 
 
 







































PARCEL 3 LOT CLOSURE.txt 

Lot Report                                             Thu Aug 02 09:17:06 2018 

 

 

Lot File: J:\2001935\DWG\2001935.lot 

CRD File: J:\2001935\SS 2016\2001935.ZAK 

 

Lot: PROPOSED LOT 2, Block: 0, Type: LOT 

PNT#   Bearing          Distance  Northing     Easting      Station    

1002                              14893122.825 2291245.108  0.00       

       S 89°22'35" E    95.00     

1006                              14893121.791 2291340.102  95.00      

       S 00°43'26" W    155.86    

1005                              14892965.944 2291338.134  250.86     

       N 89°22'34" W    95.00     

1003                              14892966.978 2291243.139  345.86     

       N 00°43'26" E    155.86    

1002                              14893122.825 2291245.108  501.72     

Closure Error Distance> 0.0000 

Total Distance> 501.72 

Area: 14806.7 Sq. Feet, 0.34 Acres 

 

Block 0 Total Area: 14806.7 Sq. Feet, 0.34 Acres 
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