
Planning Commission Staff Report 
Meeting Date:  November 13, 2014  Agenda Item Number:  9C

Subject: Tentative Subdivision Map Case Number TM14-002 

Applicant:   Pinnacle Land Holdings, LLC 

Project Summary: To develop a 43 lot, single-family residential, common open space 
subdivision 

Recommendation: Approval with Conditions 
Prepared by: Trevor Lloyd - AICP, Senior Planner 

Planning and Development Division 
Washoe County Community Services Department 

Phone: 775.328.3620 
Email: tlloyd@washoecounty.us 

Description 

Tentative Subdivision Map Case Number TM14-002 (Autumn Trails) – Possible approval of 
a Tentative Subdivision Map to develop a 43 lot, single-family residential, common open space 
subdivision. Lots will range in size from 21,451 to 58,393 square feet, and the common open 
space area will be approximately 12.3 acres. 

• Applicant/Property Owner: Pinnacle Land Holdings, LLC 
• Address/Location: 0 Hayfield Drive 
• Assessor’s Parcel Number: 534-420-08 
• Parcel Size: ±47.608 acres 
• Master Plan Category: Suburban Residential (SR) 
• Regulatory Zone: Low Density Suburban (LDS) 
• Area Plan: Spanish Springs 
• Citizen Advisory Board: Spanish Springs 
• Development Code: Authorized in Article 608, Tentative Subdivision 

Maps and Article 408, Common Open Space 
Development 

• Commission District: 4 – Commissioner Hartung  
• Section/Township/Range: Within Section 25, T21N, R20E, MDM 

Washoe County, NV 

Post Office Box 11130, Reno, NV  89520-0027 – 1001 E. Ninth St., Reno, NV  89512 
Telephone:  775.328.3600 – Fax:  775.328.6133 
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Tentative Subdivision Map 
 
The purpose of a Tentative Subdivision Map is to:  

• Allow the creation of saleable lots;  
 

• Implement the Washoe County Master Plan, including the Area Plans, and any specific 
plans adopted by the County; 

 
• Establish reasonable standards of design and reasonable procedures for subdivision 

and re-subdivision in order to further the orderly layout and use of land and insure proper 
legal descriptions and monumenting of subdivided land; and, 

 
• Safeguard the public health, safety and general welfare by establishing minimum 

standards of design and development for any subdivision platted in the unincorporated 
area of Washoe County.  
 

If the Planning Commission grants an approval of the Tentative Subdivision Map, that approval 
is subject to Conditions of Approval.  Conditions of Approval are requirements that need to be 
completed during different stages of the proposed project.  Those stages are typically: 
 

• Prior to recordation of a final map. 
 
• Prior to obtaining a final inspection and/or a certificate of occupancy on a structure. 
 
• Prior to the issuance of a business license or other permits/licenses. 
 
• Some Conditions of Approval are referred to as “Operational Conditions”.  These 

conditions must be continually complied with for the life of the project. 
 
The Conditions of Approval for Tentative Subdivision Map Case Number TM14-002 are 
attached to this staff report and will be included with the Action Order. 
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Vicinity Map 
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Site Plan 

Project Evaluation 
 
The applicant is proposing to develop a 43 lot subdivision on a ±47.6 acre property. The 
property is the site of a formerly active Tentative Map known as Sky Ranch North that was 
approved for 185 lots in which 154 have been recorded. The Sky Ranch North subdivision has 
since expired and the remaining allowable density is 31 dwelling units. The applicants have filed 
a Regulatory Zone Amendment application, case number RZA14-004, on six acres of the 
property to increase the overall density by twelve additional dwelling units. The Regulatory Zone 
Amendment must be approved by the Planning Commission and adopted by the Board of 
County Commissioners before the subject Tentative Map becomes effective.  
 
The proposed project will maintain a similar pattern of development, with lot sizes consistent 
with the adjoining Sky Ranch North subdivisioin. The design of the subdivision will provide large 
parcels along the perimeter of the subdivision to create a transition from the smaller properties 
within the interior.  
 
Staff has reviewed the Tentative Map and has found the proposed subdivision to be in 
conformance with the Spanish Springs Area Plan, the Washoe County Master Plan and the 
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Washoe County Development Code. The subdivision meets the density requirements, lot sizes 
and width requirements and all landscaping and buffering requirements.  
 
All properties to the north, west and south are zoned low density suburban (LDS) and the 
properties to the east are zoned general rural (GR). All lot sizes and widths within the proposed 
subdivision will comply with the minimum standards for LDS zoned lots. Also, finished grades 
should not exceed a maximum slope of 3 horizontal to 1 vertical. 
 
Subdivision Design 
 
The applicants are asking to develop 43 lots on ±47.6 acres; however, the property will be 
developed as a Common Open Space Subdivision. Article 408, Common Open Space 
Development, of the Washoe County Development Code allows flexibility of design for 
subdivisions and therefore modification of lot standard designs; however, the overall density of 
the site will not allow more than 43 lots throughout the property. The lots will range in size from 
21,451 square feet to 58,393 square feet. Approximately 12.3 acres shall be preserved as 
common area and maintained as open space for the benefit of the residents of Autumn Trails. 
Most of the common area will remain undisturbed with the exception of those areas identified as 
a detention facility. The Homeowners Association shall assume the responsibility for 
maintenance of all common areas. Sidewalks are proposed to be located along one side of the 
street throughout the subdivision. Additionally, there is an access road/trail along the eastern 
boundary that provides pedestrian access to neighboring developments. 
 
Water and Sewer 
 
The Truckee Meadows Water Authority (TMWA) will provide the water service for the 
development utilizing imported water primarily from the Truckee River. Sanitary sewer service is 
currently provided by Washoe County utilizing a force main located in La Posada Drive which 
connects to the Northeast Interceptor located in Sparks. Sewer/wastewater will be delivered to 
the Truckee Meadows Water Reclamation Facility in Sparks. 
 
Grading 
 
It is anticipated that grading will be balanced throughout the site; however, imported material 
may be needed for structural fill. The projected amount of excavation is expected to be roughly 
108,000 cubic yards of earthen material. There is a very large stockpile of dirt material located 
at the northern terminus of Hayfield Drive. This material was placed at this location during the 
construction of the previous subdivision and will be removed with the first phase of construction 
for this subdivision. 
 
Traffic 
 
It is anticipated that with the additional density, the buildout of the tentative map will likely cause 
the 10 year design Average Daily Traffic (ADT) to exceed 2,000 on Sunset Springs Lane. This 
forecast is based on International Transportation Engineers (ITE) trip rate of 9.57 trips/dwelling 
unit. As there are homes between Omni Drive and Cordoba Blvd. that have direct access to 
Sunset Springs Lane, staff is recommending a condition to slow traffic along certain sections of 
Sunset Springs Lane with the use of traffic calming mitigation techniques. The applicant will 
work with staff to determine the most appropriate traffic calming mitigation techniques to utilize. 
Such mitigation will be required along Sunset Springs Lane between Bridle Path Terrace and 
Hay Bale Drive. 
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Spanish Springs Citizen Advisory Board (SSCAB) 
 
The proposed project was presented by the applicant’s representative at the regularly 
scheduled Citizen Advisory Board meeting on September 10, 2014.  The attached CAB minutes 
reflect discussion on the following items:  
 

• A concern was raised regarding the rezoning of the property leading to more rezoning of 
other properties. 

• A question was asked about tying into Bridal Path Terrace, with traffic connections. 
• A question was asked about the drainage to and from the site and which direction the 

water will flow. The applicant assured the crowd that water will not flow north toward 
Bridal Path Terrace and there are detention ponds where the water flows. 

• A question was asked about who will provide water service. A “will serve” letter from 
Washoe County Water Resources has been received. (Truckee Meadows Water 
Authority will be the service provider after the merger with the Washoe County Water 
Resources becomes effective). 

Reviewing Agencies 
 

• Washoe County Planning and Development Division addressed lot design, common 
open space criteria, and compliance with the Washoe County Master Plan and the 
removal of the existing stockpiled material.      

 Contact:  Trevor Lloyd, 328-3620 tlloyd@washoecounty.us 
 
• Washoe County Engineering and Capital Projects Division addressed the adequacy of 

easements, drainage, grading, storm-water, etc.      
 Contact:  Leo Vesely, 328-2040 lvesely@washoecounty.us 
 
• Washoe County Engineering and Capital Projects Division – Water Services required 

compliance with TMWA infrastructure and connection fee requirements.      
 Contact:  Pam Parenti, 834-8037 pparenti@tmwa.com 
 
• Washoe County Environmental Health District addressed sewage disposal, public water 

supply systems, water pollution, timing of construction activity, etc.   
 Contact:  Chris Anderson, 328-2632 canderson@washoecounty.us 
 
• Washoe County Health District – Vector Borne Diseases addressed low flow channel 

and storm water detention requirements, and xeriscape catchment areas adjoining turf 
areas.   

 Contact:  Jeff Jeppson, 328-2632 jjeppson@washoecounty.us 
 
• Truckee Meadows Fire Protection District addressed a maintenance plan for the 

common open space areas, defensible space, landscaping plan for compliance with the 
International Wildland Urban Interface Code and compliance with WCC 60.  

 Contact:  Amy Ray, 326-6000 aray@washoecounty.us 
 
• Washoe County School District required a disclosure to each homebuyer that students in 

this subdivision may be assigned to the nearest schools with available capacity.   
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Contact:  Mike Boster, 789-3810 mboster@washoeschools.net 
 

Staff Comment on Required Findings 
 
Section 110.608.25 of Article 608, Tentative Subdivision Maps, within the Washoe County 
Development Code, requires that all of the following findings be made to the satisfaction of the 
Washoe County Planning Commission before granting approval of the subdivision request.  
Staff has completed an analysis of the application and has determined that the proposal is in 
compliance with the required findings as follows. 
 

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

Staff Comment:  The proposed map complies with all goals and policies of the 
Spanish Springs Area Plan. There are no Specific Plans associated with this request. 

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 subdivision design complies with policies of the Spanish 
Springs Area Plan and all elements of the Washoe County Master Plan. 

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

Staff Comment:  The subdivision is an infill development that is surrounded by similar 
residential developments. 

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

Staff Comment:  There are adequate services and infrastructure to support the 
development of this property. The proposed subdivision complies with all provisions 
of Article 702, Adequate Public Facilities Management System. 

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:  There are no identified endangered plants or wildlife on the subject 
property or within close proximity to the subject property.  

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 subdivision is a similar residential development with 
the surrounding subdivisions and the design of the subdivision is not likely to cause 
significant public health problems. 
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7) Easements.  That the design of the subdivision or the type of improvements will 
not conflict with easements acquired by the public at large for access through, or 
use of property within, the proposed subdivision. 

Staff Comment:  The design of the subdivision does not conflict with existing 
easements and provides adequate access for the public to surrounding properties. 

8) Access.  That the design of the subdivision provides any necessary access to 
surrounding, adjacent lands and provides appropriate secondary access for 
emergency vehicles. 

Staff Comment:  The design of the subdivision provides necessary access to 
surrounding, adjacent lands. Multiple access points have been provided within this 
subdivision. 

9) Dedications.  That any land or improvements to be dedicated to the County is 
consistent with the Master Plan. 

Staff Comment:  All lands and improvements to be dedicated to Washoe County are 
consistent with the Master Plan. 

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

Staff Comment:  Adequate opportunities shall be provided for future passive or 
natural heating or cooling opportunities. 

Recommendation 
 
Those agencies which reviewed the application recommended conditions in support of approval 
of the project.  Therefore, after a thorough analysis and review, Tentative Subdivision Map Case 
Number TM14-002 is being recommended for Approval with Conditions. Staff offers the 
following motion for the Board’s consideration.   

Motion  

“I move that after giving reasoned consideration to the information contained in the staff 
report and information received during the public hearing, the Washoe County Planning 
Commission approve Tentative Subdivision Map Case Number TM14-002 for Pinnacle 
Land Holdings, LLC, with the Conditions attached as Exhibit A of the staff report, having 
made all ten findings in accordance with Washoe County Development Code Section 
110.608.25. 
 
1) Plan Consistency.  That the proposed map is consistent with the Master Plan and 

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

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

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

7) Easements.  That the design of the subdivision or the type of improvements will 
not conflict with easements acquired by the public at large for access through, or 
use of property within, the proposed subdivision; 

8) Access.  That the design of the subdivision provides any necessary access to 
surrounding, adjacent lands and provides appropriate secondary access for 
emergency vehicles; 

9) Dedications.  That any land or improvements to be dedicated to the County is 
consistent with the Master Plan; and 

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

Appeal Process 
 
Washoe County Planning Commission action will be effective 10 days after the public hearing 
date, 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. 
 
 
Owner/Applicant: Pinnacle Land Holdings, LLC 
  Attn:  Michael Fiore 
  477 E. 9th St. 
  Reno, NV 89512 
 
Representatives: K2 Engineering and Structural Design 
  Attn:  Michael Vicks 
  3100 Mill Street #107 
  Reno, NV 89502 
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Conditions of Approval 
 Tentative Subdivision Map Case Number TM14-002 

The project approved under Tentative Subdivision Map Case Number TM14-002 shall be 
carried out in accordance with the Conditions of Approval granted by the Washoe County 
Planning Commission on November 13, 2014. 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 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 Development 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 Subdivision Map may result in the initiation 
of revocation procedures.   

Washoe County reserves the right to review and revise the Conditions of Approval related to 
this Tentative Subdivision Map should it be determined that a subsequent license or permit 
issued by Washoe County violates the intent of this approval.   

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

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

• Prior to recordation of a final map.

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

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

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

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, has jurisdiction over all public health matters in the Health District. 
Any conditions set by the District Health Department must be appealed to 
the District Board of Health. 

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/comdev TM14-002
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Washoe County Conditions of Approval   
 
 
FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING 
AGENCIES.  EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING 
AGENCY.  

Washoe County Planning and Development Division 

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

Contact Name – Trevor Lloyd, 775.328.3620, tlloyd@washoecounty.us 

a. The applicant shall demonstrate substantial conformance to the plans approved as 
part of this special use permit. 

b. The subdivision shall be in substantial conformance with the provisions of Washoe 
County Development Code Article 604, Design Requirements, and Article 608, 
Tentative Subdivision Maps. 

c. Final maps and final construction drawings shall comply with all applicable statutes, 
ordinances, rules, regulations and policies in effect at the time of submittal of the 
tentative map or, if requested by the developer and approved by the applicable 
agency, those in effect at the time of approval of the final map. 

d. The subdivider shall present to Washoe County a final map, prepared in accordance 
with the tentative map, for the entire area for which a tentative map has been 
approved, or one of a series of final maps, each covering a portion of the approved 
tentative map, within four years after the date of approval of the tentative map or 
within two years of the date of approval for subsequent final maps.  On subsequent 
final maps, that date may be extended by two years if the extension request is 
received prior to the expiration date.  

e. Final maps shall be in substantial compliance with all plans and documents submitted 
with and made part of this tentative map request, as may be amended by action of the 
final approving authority. 

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

The Tentative Map for TM14-002 (Autumn Trails) was APPROVED BY 
THE WASHOE COUNTY PLANNING COMMISSION ON DATE. 

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

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

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

THE NEXT FINAL MAP FOR TM14-002 MUST BE APPROVED AND 
ACCEPTED FOR RECORDATION BY THE PLANNING AND 
DEVELOPMENT DIRECTOR ON OR BEFORE THE EXPIRATION 
DATE, THE _____ DAY OF __________, 20____, OR AN EXTENSION 
OF TIME FOR THE TENTATIVE MAP MUST BE APPROVED BY THE 
WASHOE COUNTY PLANNING COMMISSION ON OR BEFORE SAID 
DATE. 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS _____ DAY OF _____, 20____ BY THE 
PLANNING AND DEVELOPMENT DIRECTOR. THE OFFER OF 
DEDICATION FOR STREETS, SEWERS, ETC. IS REJECTED AT THIS 
TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH NRS 
CHAPTER 278.  

 

_________________________________________________ 
WHILLIAM H. WHITNEY, DIRECTOR OF THE PLANNING AND  
DEVELOPMENT DIVISION 

i. The developer shall be required to participate in any applicable General Improvement 
District or Special Assessment District formed by Washoe County. 

j. A note shall be placed on all grading plans and construction drawings stating: 

NOTE 

Should any prehistoric or historic remains/artifacts be discovered during 
site development, work shall temporarily be halted at the specific site and 
the State Historic Preservation Office of the Department of Museums, 
Library and Arts shall be notified to record and photograph the site.  The 
period of temporary delay shall be limited to a maximum of two (2) 
working days from the date of notification. 

k. The final map shall designate faults that have been active during the Holocene epoch 
of geological time, and the final map shall contain the following note: 

NOTE 

No habitable structures shall be located on a fault that has been active 
during the Holocene epoch of geological time. 

l. The developer shall provide written approval from the U.S. Postal Service concerning 
the installation and type of mail delivery facilities.  The system, other than individual 
mailboxes, must be shown on the project construction plans and installed as part of 
the on-site improvements. 
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m. The developer and all successors shall direct any potential purchaser of the site to 
meet with the Planning and Development Division to review conditions of approval 
prior to the final sale of the site.  Any subsequent purchasers of the site shall notify 
the Planning and Development Division of the name, address, telephone number and 
contact person of the new purchaser within thirty (30) days of the final sale. 

n. The applicant shall submit complete construction plans and building permits shall be 
issued within two (2) years from the date of approval by Washoe County.  The 
applicant shall complete construction within the time specified by the building permits. 
Compliance with this condition shall be determined by the Planning and Development 
Division. 

o. In the event that Regulatory Zone Amendment Case Number RZA14-004 (Autumn 
Trails) is not adopted by the Washoe County Commission, this tentative map will 
become null and void. 

p. The applicants shall remove the large dirt stockpile located at the northern terminus of 
Hayfield Drive with the first phase of the development. 

Washoe County Engineering and Capital Projects Division 
 

2. The following conditions are requirements of the Engineering and Capital Projects Division, 
which shall be responsible for determining compliance with these conditions.  

Contact Name – Leo Vesely, 775.328.2040, lvesely@washoecounty.us 

a. Final maps and final construction drawings shall comply with all applicable statutes, 
ordinances, rules, regulations, and policies in effect at the time of submittal of the 
tentative map or, if requested by the developer and approved by the applicable 
agency, those in effect at the time of approval of the final map. 

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

c. The developer shall be required to participate in any applicable General Improvement 
District or Special Assessment District formed by Washoe County. The Engineering 
and Capital Projects Division shall be responsible for determining compliance with this 
condition. 

d. The developer shall provide written approval from the U.S. Postal Service concerning 
the installation and type of mail delivery facilities. The system, other than individual 
mailboxes, must be shown on the project construction plans and installed as part of 
the onsite improvements. The County Engineer shall determine compliance with this 
condition. 

e. All open space shall be identified as common area on the final map. A note on the 
final map shall indicate that all common areas shall be privately maintained and 
perpetually funded by the Homeowners Association. The County Engineer shall 
determine compliance with this condition. The maintenance of the common areas 
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Washoe County Conditions of Approval   
 

shall also be addressed in the CC&Rs to the satisfaction of the District Attorney’s 
Office. 

f. Any existing easements or utilities that conflict with the development shall be 
relocated, quitclaimed, and/or abandoned, as appropriate. The County Engineer shall 
determine compliance with this condition. 

g. Any easement documents recorded for the project shall include an exhibit map that 
shows the location and limits of the easement in relationship to the project. The 
County Engineer shall determine compliance with this condition. 

h. All existing overhead utility lines shall be placed underground, except electric 
transmission lines greater than 100 kilovolts, which can remain above ground. The 
County Engineer shall determine compliance with this condition. 

i. A complete set of construction improvement drawings, including an onsite grading 
plan, shall be submitted to the County Engineer for approval prior to finalization of any 
portion of the tentative map. Grading shall comply with best management practices 
(BMP’s) and shall include detailed plans for grading and drainage for lots, project 
roadways, erosion control (including BMP locations and installation details), slope 
stabilization and mosquito abatement.  A conceptual grading and drainage scheme 
shall be indicated for each lot on the grading plan.  If drainage from one lot to another 
is proposed, then appropriate drainage easements shall be provided.  Disposal of any 
excavated material onsite shall be indicated on the grading plans.  The County 
Engineer shall determine compliance with this condition. 

j. A grading bond of $2,000/acre of disturbed area shall be provided to the Engineering 
and Capital Projects Division prior to issuance of a grading permit. 

k. The conditional approval of this tentative map shall not be construed as final approval 
of the drainage facilities shown on the tentative map. Final approval of the drainage 
facilities will occur during the final map review and will be based upon the final 
hydrology report. 

l. Prior to finalization of any portion of the tentative map, a final, detailed 
hydrology/hydraulic report for that unit shall be submitted to the County Engineer. The 
hydrology/hydraulic report shall be consistent with the master drainage plan for Sky 
Ranch North Unit 2.  All storm drainage improvements necessary to serve the project 
shall be designed and constructed to County standards and specifications and/or 
financial assurances in an appropriate form and amount shall be provided. The 
County Engineer shall determine compliance with this condition. 

m. Any increase in stormwater runoff resulting from development and base on the 100-
year storm shall be detained. The County Engineer shall determine compliance with 
this condition. 

n. Standard reinforced concrete headwalls or other approved alternatives shall be 
placed on the inlet and outlet of all drainage structures, and grouted rock riprap shall 
be used to prevent erosion at the inlets and outlets of all culverts to the satisfaction of 
the Engineering and Capital Projects Division. 
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Washoe County Conditions of Approval   
 

o. The applicant shall provide pretreatment for petrochemicals and silt for all storm 
drainage from the site to the satisfaction of the County Engineer. 

p. The developer shall obtain a Stormwater Discharge Permit from the Nevada Division 
of Environmental Protection (NDEP), and a copy of the permit shall be submitted to 
the County Engineer.  The Stormwater Pollution Prevention Plan shall be included 
with the subdivision improvement drawings. 

q. The Truckee Meadows Regional Stormwater Quality Management Program 
Construction Permit Submittal Checklist and Inspection Fee shall be submitted with 
each final map. The County Engineer shall determine compliance with this condition. 

r. Drainage swales that drain more than two lots are not allowed to flow over the curb 
into the street; these flows shall be intercepted by an acceptable storm drain inlet and 
routed into the storm drain system. The County Engineer shall determine compliance 
with this condition. 

s. A note on the final map shall indicate that all drainage facilities not maintained by 
Washoe County shall be privately maintained and perpetually funded by a 
homeowners association.  The maintenance and funding of these drainage facilities 
shall also be addressed in the CC&Rs to the satisfaction of the District Attorney's 
Office.  The County Engineer shall determine compliance with this condition. 

t. The maximum permissible flow velocity (that which does not cause scour) shall be 
determined for all proposed channels and open ditches. The determination shall be 
based on a geotechnical analysis of the channel soil, proposed channel lining and 
channel cross section, and it shall be in accordance with acceptable engineering 
publications/calculations. Appropriate linings shall be provided for all proposed 
channels and open ditches such that the 100-year flows do not exceed the maximum 
permissible flow velocity. The County Engineer shall determine compliance with this 
condition. 

u. All slopes steeper than 5:1 shall be stabilized to control erosion. The County Engineer 
shall determine compliance with this condition. 

v. Maintenance access and drainage easements shall be provided for all existing and 
proposed drainage facilities. The County Engineer shall determine compliance with 
this condition. 

w. Drainage easements shall be provided across individual lots on the official map for all 
storm runoff that crosses more than one lot. The County Engineer shall determine 
compliance with this condition. 

x. Common Area drainage onto residential lots shall be intercepted and routed to 
appropriate storm drainage facilities. The County Engineer shall determine 
compliance with this condition. 

y. All roadway improvements necessary to serve the project shall be designed and 
constructed to County standards and specifications and/or financial assurances in an 
appropriate form and amount shall be provided. The County Engineer shall determine 
compliance with this condition. 
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Washoe County Conditions of Approval   
 

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

aa. Proposed landscaping and/or fencing along street rights-of-way and within median 
islands shall be designed to meet American Association of State Highway and 
Transportation Officials (AASHTO) sight distances and safety guidelines. No tree 
shall overhang the curb line of any public street. The County Engineer shall determine 
compliance with this condition. 

bb. Sidewalks shall be constructed in accordance with current Washoe County standards 
for street improvements. 

cc. For any utilities placed in existing County streets, the streets shall be repaired to the 
satisfaction of the County Engineer. At a minimum, this will require full depth removal 
and replacement of asphalt for half the street width, or replacement of non-woven 
pavement reinforcing fabric with a 2” asphalt overlay for half the street width. Type II 
slurry seal is required for the entire street width with either option. Full width street 
improvements may be required if the proposed utility location is too close to the 
centerline of the existing street. 

dd. Streetlights shall be constructed to Washoe County standards at locations to be 
determined at the final design stage. The County Engineer shall determine 
compliance with this condition. 

ee. AASHTO clear zones shall be determined for all streets adjacent to retaining walls or 
slopes steeper than 3:1. If a recoverable or traversable clear zone cannot be 
provided, an analysis to determine if barriers are warranted shall be submitted for 
approval. The County Engineer shall determine compliance with this condition. 

ff. Any retaining walls that are adjacent to, provide support for or retain soil from the 
County right-of-way shall be constructed of reinforced masonry block or reinforced 
concrete and designed by an engineer licensed in the State of Nevada. The County 
Engineer shall determine compliance with this condition. 

gg. An adequate easement for snow storage and signage shall be identified on the final 
plat. The County Engineer shall determine compliance with this condition. 

 
hh. In the event that the traffic volume exceeds 2000 ADT, as there exist homes between 

Omni Dr and Cordoba that have direct access to Sunset Springs Lane the applicant 
shall install traffic calming mitigation along this section of Sunset Springs Lane. 

Washoe County Engineering and Capital Projects Division - Water Resources & TMWA 

3. The following conditions are requirements of the Engineering and Capital Projects - Water 
Resources, which shall be responsible for determining compliance with these conditions. 

Contact Name – Pam Parenti, 775.834-8037, pparenti@tmwa.com 

a. The developer must comply with all of TMWA water rights and infrastructure and 
connection fee requirements. Starting on November 4, 2014, all new development will 
go process with the TMWA new development group. 
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Washoe County Conditions of Approval   
 
Washoe County Engineering and Capital Projects Division – Sewer Services  

4. The following conditions are requirements of the Engineering and Capital Projects - Water 
Resources, which shall be responsible for determining compliance with these conditions. 

a. The applicant’s Engineer shall provide a sewer report to the DWR to ensure the 
proposed density increase by the land use change does not adversely affect any 
sewer infrastructure. 

b. The applicant’s Engineer shall coordinate the project regarding the City of Sparks’ 
sewer interceptor and treatment plant facilities. 

Washoe County Environmental Health District  

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

Contact Name – Chris Anderson, 775.328.2632, canderson@washoecounty.us 

a. Grading and drainage shall not impact the adjacent on-site sewage disposal systems 
in the adjacent Bridal Path subdivision in any manner that would result in non-
compliance of said on-site sewage disposal systems with the Washoe County District 
Board of Health Sewage, Wastewater and Sanitation regulations. 

b. Prior to any grading or other site improvements, a complete water system plan and 
Water Project submittal for the referenced proposal must be submitted to this 
Division. The plan must show that the water system will conform to the State of 
Nevada Public Water Supply Regulations, NAC Chapter 445A, and the State of 
Nevada Regulations Governing Review of Plans for Subdivisions, Condominiums, 
and Planned Unit Developments, NAC 278.400 and 278.410. 

i) Two copies of all plans are required for review. All plans must include an overall 
site plan, additional phases that will eventually be built to indicate that the water 
system will be looped, all proposed grading, utilities, and improvements for the 
proposed application. 

ii) Any construction activities (including but not limited to mass grading of the site) 
conducted prior to the review and approval of the required Water Project and 
submittal and approval of a Final Map are in violation of NAC 445A.6666, NAC 
445A.6669, and NAC 278.340. 

c. Pursuant to NAC 278.340 of the State of Nevada Regulations Governing Review of 
plans for Subdivision, Condominiums, and Planned Unit Developments, no 
construction (including grading) shall be performed prior to the Washoe County 
Health District approval of the referenced Final Map. 

d. Grading shall be performed in compliance with current best management practices 
and mosquito-breeding sources must be eliminated within graded areas. a) Grading 
plans must be reviewed and approved by the Washoe County Health District Vector 
Borne-Disease Program. 
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Washoe County Conditions of Approval   
 

e. Construction plans for the development must be submitted to this Division for 
approval. The construction drawings must conform to the State of Nevada 
Regulations Concerning Review of Plans for Subdivisions, Condominiums and 
Planned Unit Developments, and any applicable requirements of the Washoe County 
Health District. 

f. Prior to approval of a Final Map for the referenced project and pursuant to 
NAC278.370, the design engineer is required to submit to the satisfaction this Division 
an inspection plan for periodic inspection of the construction of the systems for water 
supply and community sewerage. The design engineer shall, pursuant to the 
approved inspection plan, periodically certify in writing to the Division that the 
improvements are being installed in accordance with the approved plans and 
recognized practices of the trade. a) A copy of the inspection plan must be 
included with the Final Map submittal. 

g. Prior to final approval, a “Commitment for Service” letter from the sewage purveyor 
committing sewer service for the entire proposed development must be submitted to 
the Division. The letter must indicate that the community facility for treatment will not 
be caused to exceed its capacity and the discharge permit requirements by this 
added service, or the facility will be expanded to provide for the added service. a)
 A copy of this letter must be included with the Final Map submittal. 

h. Prior to final approval, a “Commitment for Water Service” letter from the water 
purveyor committing adequate water service for the entire proposed development 
must be submitted to the Division. a)  A copy of this letter must be included with 
the Final Map submittal. 

i. The Final Map application packet must include a letter from Nevada Division of 
Environmental Protection to the Health District certifying their approval of the Final 
Map. a) A copy of this letter must be included with the final map submittal. 

j. Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review of 
plans for Subdivision, Condominiums, and Planned Unit Developments, the 
development of the subdivision must be carried on in a manner which will minimize 
water pollution. 

k. Prior to approval of the final map, the applicant must submit to this Division the Final 
Map fee. 

Washoe County Health District – Vector Borne Diseases 

6. The following conditions are requirements of the Health District – Vector Borne Diseases, 
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 – Jeff Jeppson, 775.785.4599, jjeppson@washoecounty.us 

a. At a minimum the new storm water detention basin will require a rock lined low flow 
channel connecting the inlet and outlet pipe. A concrete low flow channel is preferred. 
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Washoe County Conditions of Approval   
 

b. The existing storm water detention basin currently has a rock lined low flow channel. 
If any changes are made to this basin the low flow channel should be protected, 
repaired, or replaced. 

c. A minimum 18 inch xeriscape catchment area will be required for the typical front lots 
between any turf grass and impervious surfaces.  A 24 inch or greater catchment is 
preferred. 

Truckee Meadows Fire Protection District 

7. The following conditions are requirements of the Truckee Meadows Fire Protection District, 
which shall be responsible for determining compliance with these conditions. 

Contact Name – Amy Ray, 775.326.6000, aray@washoecounty.us 

a. The CC&Rs/HOA regulations shall require that provisions be made to monitor, 
maintain and update, every three (3) years regardless of ownership, a maintenance 
plan for the common open space area.  This plan shall be reviewed and approved by 
TMFPD. 

b. The maintenance of defensible space, dependent upon the fire hazard assessment 
rating, as designated by the International Wildland Urban Interface Code and the fire 
hazard map per NAC 472, shall be required. 

c. Additional language shall be provided to include approval of the required landscaping 
plan by TMFPD in compliance with the International Wildland Urban Interface Code. 

d. This development and all land and structures, shall meet the provisions of the WCC 
60. 

Washoe County School District 

8. The following condition is a requirement of the Washoe County School District, which shall 
be responsible for determining compliance with these conditions. 

Contact Name – Mike Boster, 775.789.3810, mobster@washhoeschools.net 

a. A disclosure shall be made by the developer to each homebuyer on their closing 
documents that students in this subdivision may be assigned to the nearest school(s) 
with available capacity in the event that the zoned schools cannot accommodate 
additional students. 

 

*** End of Conditions *** 
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Spanish Springs Citizen Advisory Board 
 
 
 

MEMORANDUM 
 
To:  Trevor Lloyd, Staff Representative 
From:  Allayne Donnelly-Everett, Administrative Recorder 
Re:  Regulatory Zone Amendment Case Number RZA14-004 (Autumn Trails) 
Date: June 27, 2014 
 
Regulatory Zone Amendment Case Number RZA14-004 (Autumn Trails) – Applicant/Property Owner: Pinnacle Land 
Holdings, LLC.  Mike Vicks, Monte Vista Consulting provided information for review and recommendations on the request 
to consider an amendment to the Regulatory Zone map and zoning designation within the Spanish Springs planning area; 
and, if approved, forward to the Board of County Commissioners for approval.  The amendment request will re-designate 
±23.61 acres of a ±47.6 acre parcel from Low Density Suburban (LDS) to Low Density Suburban 2 (LDS2) zoning. The 
proposed Regulatory Zone Amendment would increase the total density of the subject ±47.6 acre parcel by 16 residential 
dwelling units. To reflect requested changes and to maintain currency of general planning area data, administrative 
changes are proposed and include a revised map with updated parcel base, and other matters properly relating thereto 
without prejudice to the final dispensation of the proposed amendments.  Assessor’s Parcel Number: 534-420-08 
Section/Township/Range: Within Section 25, T21N, R20E, MDM. Washoe County, NV Staff:  Trevor Lloyd, Senior 
Planner, Washoe County Community Services Department, Planning and Development Division, Phone: 775-328-3620, 
E-mail: tlloyd@washoecounty.us Meeting Date: Planning Commission Tuesday, July 1, 2014.  MOTION: Dawn Costa-
Guyon moved to recommend approval of RZA114-004 Autumn Trails as presented.  Catherine Gustavson seconded the 
motion.  The motion carried with five in favor and Ken Theiss abstaining. 
Comments and Concerns 
• In response to questions raised, .Mr. Vicks stated that previously there was 185 acres with one lot per acre.  The new 

proposed density is for the addition of twelve to sixteen new lots with 1.08 houses per acre.  The proposed 
amendment is in conformance with the underlying zoning.  Some lots will be less that one acre and some others will 
be one acre plus.  This development is a common open space community.  Development will be limited to the 
previously planned single family homesites.  The applicant still has to go through the tentative map process. 

• Roger Pelham, Senior Planner stepping in for Trevor Lloyd, Senior Planner reminded the CAB and members of the 
audience that this hearing is a request for a regulatory zone amendment and increased density. 

• Concerns were raised regarding whether a traffic study has been or will be conducted.  Mr. Vicks stated that a traffic 
study would not be required for this proposed amendment. 

• In response to questions raised, Mr. Pelham stated that Clara Lawson, Washoe County Engineering would address 
questions regarding traffic issues. 

• In response to questions raised, Mr. Pelham stated that this type of request has not been presented in the Spanish 
Springs planning area, however a very similar situation was submitted in the Golden Valley area. 

 
cc: Vaughn Hartung, Commissioner 

David Espinosa, Chair 
Al Rogers, Director, Constituent Services 
Andrea Tavener, Constituent Services 
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From: Anderson, Christopher 

Sent: Thursday, October 09, 2014 2:01 PM 

To: Lloyd, Trevor 

Cc: English, James; Sack, Bob; mfiore@phdnv.com; jared@k2eng.net; Michael  

Vicks 

Subject:TM14-002 Autumn Trails Subdivision - Tentative Map Review 

 

Follow Up Flag: Follow up 

Flag Status: Flagged 

 

Washoe County Health District, Environmental Health Services Division (Division) has reviewed the  

above referenced project with regard to sewage disposal, domestic water supply, solid waste and  

water quality.  The project is proposing a 47.608 acre, 43-lot, single-family residential subdivision with  

an average lot size of 31,972 square feet on APN 534-420-08.  The development is proposed to be  

served by public water and sewer.   

 

This Division requires the following conditions to be completed prior to review and approval of any  

Final Map: 

 

1) Grading and drainage shall not impact the adjacent on-site sewage disposal systems in the  

adjacent Bridal Path subdivision in any manner that would result in non-compliance of said on-site  

sewage disposal systems with the Washoe County District Board of Health Sewage, Wastewater  

and Sanitation regulations. 

2) Prior to any grading or other site improvements, a complete water system plan and Water 
Project  

submittal for the referenced proposal must be submitted to this Division. The plan must show that  
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the water system will conform to the State of Nevada Public Water Supply Regulations, NAC  

Chapter 445A, and the State of Nevada Regulations Governing Review of Plans for Subdivisions,  

Condominiums, and Planned Unit Developments, NAC 278.400 and 278.410.  

a) Two copies of all plans are required for review. All plans must include an overall site plan,  

additional phases that will eventually be built to indicate that the water system will be looped,  

all proposed grading, utilities, and improvements for the proposed application. 

b) Any construction activities (including but not limited to mass grading of the site) conducted  

prior to the review and approval of the required Water Project and submittal and approval of a  

Final Map are in violation of NAC 445A.6666, NAC 445A.6669, and NAC 278.340. 

3) Pursuant to NAC 278.340 of the State of Nevada Regulations Governing Review of plans for  

Subdivision, Condominiums, and Planned Unit Developments, no construction (including grading)  

shall be performed prior to the Washoe County Health District approval of the referenced Final  

Map. 

4) Grading shall be performed in compliance with current best management practices and 
mosquito- 

breeding sources must be eliminated within graded areas.  

a) Grading plans must be reviewed and approved by the Washoe County Health District Vector  

Borne-Disease Program. 

5) Construction plans for the development must be submitted to this Division for approval. The  

construction drawings must conform to the State of Nevada Regulations Concerning Review of  

Plans for Subdivisions, Condominiums and Planned Unit Developments, and any applicable  

requirements of the Washoe County Health District. 

6) Prior to approval of a Final Map for the referenced project and pursuant to NAC?278.370, the  

design engineer is required to submit to the satisfaction this Division an inspection plan for periodic  

inspection of the construction of the systems for water supply and community sewerage. The  

design engineer shall, pursuant to the approved inspection plan, periodically certify in writing to  
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the Division that the improvements are being installed in accordance with the approved plans and  

recognized practices of the trade.  

a) A copy of the inspection plan must be included with the Final Map submittal. 

7) Prior to final approval, a “Commitment for Service” letter from the sewage purveyor committing  

sewer service for the entire proposed development must be submitted to the Division. The letter  

must indicate that the community facility for treatment will not be caused to exceed its capacity  

and the discharge permit requirements by this added service, or the facility will be expanded to  

provide for the added service. 

a) A copy of this letter must be included with the Final Map submittal. 

8) Prior to final approval, a “Commitment for Water Service” letter from the water purveyor  

committing adequate water service for the entire proposed development must be submitted to  

the Division.  

a) A copy of this letter must be included with the Final Map submittal. 

9) The Final Map application packet must include a letter from Nevada Division of Environmental  

Protection to the Health District certifying their approval of the Final Map.  

a) A copy of this letter must be included with the final map submittal. 

10) Pursuant to NAC 278.360 of the State of Nevada Regulations Governing Review of plans for  

Subdivision, Condominiums, and Planned Unit Developments, the development of the subdivision  

must be carried on in a manner which will minimize water pollution. 

11) Prior to approval of the final map, the applicant must submit to this Division the Final Map fee. 

 

Please contact me if you have any questions. 

 

Regards, 
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Chris Anderson, PE 

Environmental Health Services 

Washoe County Health District 

 

 

Chris Anderson, PE 

1001 East Ninth Street 

PO Box 11130, Reno, NV 89520-0027 

Dir: (775) 328-2632 

Cell: (775) 830-9263 

FAX: (775) 328-6176 

CAnderson@washoecounty.us 
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Washoe County Health District 

ENVIRONMENTAL HEALTH SERVICES DIVISION 
 
Planning and Development Division      November 4, 2014 
Community Services Department 
Attn: Trevor Lloyd 
 
 
Dear Trevor, 
 
After review of the Tentative Subdivision Map Case Number TM14-002 (Autumn Trails), 
Washoe County Health District Vector-Borne Diseases Program will require the following items 
as a condition for final approval: 
 

1. At a minimum the new storm water detention basin will require a rock lined low flow 
channel connecting the inlet and outlet pipe. A concrete low flow channel is preferred. 

2. The existing storm water detention basin currently has a rock lined low flow channel. If 
any changes are made to this basin the low flow channel should be protected, repaired, 
or replaced. 

3. A minimum 18 inch xeriscape catchment area will be required for the typical front lots 
between any turf grass and impervious surfaces.  A 24 inch or greater catchment is 
preferred.     

 
If there are any or concerns, please contact me at 785-4599.  
 
Sincerely, 
 

 
 
Jeff Jeppson 
Vector-Borne Disease Specialist 
Environmental Health Services 
Washoe County Health District 
 
CC:  Jim Shaffer, WCHD 
 Denise Cona, WCHD 

1001 EAST NINTH STREET / P.O. BOX 11130, RENO, NEVADA 89520 (775) 328-2434 FAX (775) 328-6176 
www.washoecounty.us/health 

WASHOE COUNTY IS AN EQUAL OPPORTUNITY EMPLOYER 
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 WASHOE COUNTY 
COMMUNITY SERVICES DEPARTMENT 

Engineering and Capital Projects Division 

                
 

  "Dedicated to Excellence in Public Service" 
 
 
 
 

1001 East 9th Street PO Box 11130 Reno, Nevada  89520 Telephone: (775) 328-2040 Fax: (775) 328-3699 

 
 
 

INTEROFFICE MEMORANDUM 

DATE:  October 09, 2014 

TO:  Trevor Lloyd, Planning and Development Division 

FROM: Leo R. Vesely, P.E., Engineering and Capitol Projects Division 

SUBJECT: TM14-002 
  APN 534-420-08 
  TENTATIVE MAP – AUTUMN TRAILS 
               
 
 
I have reviewed the referenced tentative map application and have the following conditions: 
 
 
1. Final maps and final construction drawings shall comply with all applicable statutes, 

ordinances, rules, regulations, and policies in effect at the time of submittal of the 
tentative map or, if requested by the developer and approved by the applicable 
agency, those in effect at the time of approval of the final map. 

 
2. Prior to acceptance of public improvements and release of any financial assurances, 

the developer shall furnish to the water and sewer provider(s) and Engineering Division 
a complete set of reproducible as-built construction drawings prepared by a civil 
engineer registered in the State of Nevada. 

 
3. The developer shall be required to participate in any applicable General Improvement 

District or Special Assessment District formed by Washoe County. The applicable County 
Department shall be responsible for determining compliance with this condition. 

 
4. The developer shall provide written approval from the U.S. Postal Service concerning 

the installation and type of mail delivery facilities. The system, other than individual 
mailboxes, must be shown on the project construction plans and installed as part of the 
onsite improvements. The County Engineer shall determine compliance with this 
condition. 

 
5. All open space shall be identified as common area on the final map. A note on the 

final map shall indicate that all common areas shall be privately maintained and 
perpetually funded by the Homeowners Association. The County Engineer shall 
determine compliance with this condition. The maintenance of the common areas shall 
also be addressed in the CC&Rs to the satisfaction of the District Attorney’s Office. 

 
6. Any existing easements or utilities that conflict with the development shall be relocated, 

quitclaimed, and/or abandoned, as appropriate. The County Engineer shall determine 
compliance with this condition. 
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7. Any easement documents recorded for the project shall include an exhibit map that 
shows the location and limits of the easement in relationship to the project. The County 
Engineer shall determine compliance with this condition. 

 
8. All existing overhead utility lines shall be placed underground, except electric 

transmission lines greater than 100 kilovolts, which can remain above ground. The 
County Engineer shall determine compliance with this condition. 

 
9. A complete set of construction improvement drawings, including an onsite grading 

plan, shall be submitted to the County Engineer for approval prior to finalization of any 
portion of the tentative map. Grading shall comply with best management practices 
(BMP’s) and shall include detailed plans for grading and drainage for lots, project 
roadways, erosion control (including BMP locations and installation details), slope 
stabilization and mosquito abatement.  A conceptual grading and drainage scheme 
shall be indicated for each lot on the grading plan.  If drainage from one lot to another 
is proposed, then appropriate drainage easements shall be provided.  Disposal of any 
excavated material onsite shall be indicated on the grading plans.  The County 
Engineer shall determine compliance with this condition. 

  
10. A grading bond of $2,000/acre of disturbed area shall be provided to the Engineering 

Division prior to issuance of a grading permit. 
  
11. The conditional approval of this tentative map shall not be construed as final approval 

of the drainage facilities shown on the tentative map. Final approval of the drainage 
facilities will occur during the final map review and will be based upon the final 
hydrology report.   

 
12. Prior to finalization of any portion of the tentative map, a final, detailed 

hydrology/hydraulic report for that unit shall be submitted to the County Engineer. The 
hydrology/hydraulic report shall be consistent with the master drainage plan for Sky 
Ranch North Unit 2.  All storm drainage improvements necessary to serve the project 
shall be designed and constructed to County standards and specifications and/or 
financial assurances in an appropriate form and amount shall be provided. The County 
Engineer shall determine compliance with this condition. 

 
13. Any increase in stormwater runoff resulting from development and base on the 100-

year storm shall be detained. The County Engineer shall determine compliance with this 
condition.  

 
14. Standard reinforced concrete headwalls or other approved alternatives shall be 

placed on the inlet and outlet of all drainage structures, and grouted rock riprap shall 
be used to prevent erosion at the inlets and outlets of all culverts to the satisfaction of 
the Engineering Division.   

 
15. The applicant shall provide pretreatment for petrochemicals and silt for all storm 

drainage from the site to the satisfaction of the County Engineer.   
 
16. The developer shall obtain a Stormwater Discharge Permit from the Nevada Division of 

Environmental Protection (NDEP), and a copy of the permit shall be submitted to the 
County Engineer.  The Stormwater Pollution Prevention Plan shall be included with the 
subdivision improvement drawings.   

 
17. The Truckee Meadows Regional Stormwater Quality Management Program 

Construction Permit Submittal Checklist and Inspection Fee shall be submitted with 
each final map. The County Engineer shall determine compliance with this condition.   
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18. Drainage swales that drain more than two lots are not allowed to flow over the curb 

into the street; these flows shall be intercepted by an acceptable storm drain inlet and 
routed into the storm drain system. The County Engineer shall determine compliance 
with this condition.   

  
19. A note on the final map shall indicate that all drainage facilities not maintained by 

Washoe County shall be privately maintained and perpetually funded by a 
homeowners association.  The maintenance and funding of these drainage facilities 
shall also be addressed in the CC&Rs to the satisfaction of the District Attorney's Office.  
The County Engineer shall determine compliance with this condition.   

 
20. The maximum permissible flow velocity (that which does not cause scour) shall be 

determined for all proposed channels and open ditches. The determination shall be 
based on a geotechnical analysis of the channel soil, proposed channel lining and 
channel cross section, and it shall be in accordance with acceptable engineering 
publications/calculations. Appropriate linings shall be provided for all proposed 
channels and open ditches such that the 100-year flows do not exceed the maximum 
permissible flow velocity. The County Engineer shall determine compliance with this 
condition. 

 
21. All slopes steeper than 5:1 shall be stabilized to control erosion. The County Engineer 

shall determine compliance with this condition.   
 
22. Maintenance access and drainage easements shall be provided for all existing and 

proposed drainage facilities. The County Engineer shall determine compliance with this 
condition.   

 
23. Drainage easements shall be provided across individual lots on the official map for all 

storm runoff that crosses more than one lot. The County Engineer shall determine 
compliance with this condition.   

 
24. Common Area drainage onto residential lots shall be intercepted and routed to 

appropriate storm drainage facilities. The County Engineer shall determine compliance 
with this condition.   

 
25. All roadway improvements necessary to serve the project shall be designed and 

constructed to County standards and specifications and/or financial assurances in an 
appropriate form and amount shall be provided. The County Engineer shall determine 
compliance with this condition.   

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

Coordinator.   
 
27. Proposed landscaping and/or fencing along street rights-of-way and within median 

islands shall be designed to meet American Association of State Highway and 
Transportation Officials (AASHTO) sight distances and safety guidelines. No tree shall 
overhang the curb line of any public street. The County Engineer shall determine 
compliance with this condition.   

 
28. Sidewalks shall be constructed in accordance with current Washoe County standards 

for street improvements.   
 
29. For any utilities placed in existing County streets, the streets shall be repaired to the 

satisfaction of the County Engineer. At a minimum, this will require full depth removal 
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and replacement of asphalt for half the street width, or replacement of non-woven 
pavement reinforcing fabric with a 2” asphalt overlay for half the street width. Type II 
slurry seal is required for the entire street width with either option. Full width street 
improvements may be required if the proposed utility location is too close to the 
centerline of the existing street.   

 
30. Streetlights shall be constructed to Washoe County standards at locations to be 

determined at the final design stage. The County Engineer shall determine compliance 
with this condition.   

 
31. AASHTO clear zones shall be determined for all streets adjacent to retaining walls or 

slopes steeper than 3:1. If a recoverable or traversable clear zone cannot be provided, 
an analysis to determine if barriers are warranted shall be submitted for approval. The 
County Engineer shall determine compliance with this condition.   

 
32. Any retaining walls that are adjacent to, provide support for or retain soil from the 

County right-of-way shall be constructed of reinforced masonry block or reinforced 
concrete and designed by an engineer licensed in the State of Nevada. The County 
Engineer shall determine compliance with this condition.   

 
33. An adequate easement for snow storage and signage shall be identified on the final 

plat. The County Engineer shall determine compliance with this condition.   
 
 
 
 
LRV/lrv 
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October 10, 2014 
 
 
 
Washoe County Community Services Department 
1001 East Ninth Street 
Reno, NV  89512 
 
 
Re:  Tentative Subdivision Map Case Number 14-002 (Autumn Trails) 
 
 
The Truckee Meadows Fire Protection District (TMFPD) will approve permit with the following conditions: 

• The CC&Rs/HOA regulations shall require that provisions be made to monitor, maintain and update, 
every three (3) years regardless of ownership, a maintenance plan for the common open space area.  
This plan shall be reviewed and approved by TMFPD. 

• The maintenance of defensible space, dependent upon the fire hazard assessment rating, as designated 
by the International Wildland Urban Interface Code and the fire hazard map per NAC 472, shall be 
required. 

• Additional language shall be provided to include approval of the required landscaping plan by TMFPD in 
compliance with the International Wildland Urban Interface Code. 

• TMFPD recommends that the developer put up a bond for continued maintenance of open space and 
common areas shall the Homeowners Association cease to exist or fail to maintain these areas, as 
required, due to lack of funding or participation. 

• This development and all land and structures, shall meet the provisions of the WCC 60. 
 
 
Please call me with questions at 775-326-6005. 
 
Regards, 
 
 
Amy Ray 
Fire Marshal 
 

 

 
 

TRUCKEE MEADOWS FIRE PROTECTION DISTRICT 
1001 E. Ninth St. Bldg D 2nd Floor • Reno, Nevada  89512 • PO Box 11130 • Reno, Nevada 89520 

Office  775.326.6000  Fax  775.326.6003 
 TM14-002 
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From: Boster, Mike [MBoster@washoeschools.net] 
Sent: Friday, October 17, 2014 8:40 AM 
To: Lloyd, Trevor 
Subject: WCSD Disclosure Statement 
 
Trevor, 
 
WCSD has begun to request the following disclosure on most tentative maps and other projects that 
result in additional housing units: 
 
A disclosure shall be made by the developer to each homebuyer on their closing documents 
that students in this subdivision may be assigned to the nearest school(s) with available 
capacity in the event that the zoned schools cannot accommodate additional students. 
 
Please add this to the conditions for the Autumn Hills TM.  Thank you for your help. 
 
Mike 
 
Michael S. Boster 
School Planner 
Washoe County School District Capital Projects 
14101 Old Virginia Road 
Reno NV 89521 
775.789.3810 
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OFFICIAL NOTICE OF PUBLIC HEARING 
 
DATE: October 29, 2014 
 
You are hereby notified that the Washoe County Planning Commission will conduct a public hearing at the 
following time and location: 

 6:30 p.m., Thursday, November 13, 2014 
 County Commission Chambers, 1001 East Ninth Street, Reno, NV  89512 
Regulatory Zone Amendment Case Number RZA14-004 (Autumn Trail) – To consider recommendation of a 
proposed  amendment to the regulatory zone map and regulatory zone within the Spanish Springs planning area; 
and, if approved, forward to the Board of County Commissioners for adoption. The proposed amendment will re-
designate ±6 acres of a ±47.6 acre parcel from a regulatory zone of Low Density Suburban (LDS) to Medium Density 
Suburban (MDS). The proposed regulatory zone amendment would increase the total density of the subject ±47.6 
acre parcel by 12 residential dwelling units.  To reflect requested changes and to maintain currency of general 
planning area data, administrative changes are proposed and include a revised map with updated parcel base, and 
other matters properly relating thereto without prejudice to the final dispensation of the proposed amendments. 

and 

Tentative Subdivision Map Case Number TM14-002 (Autumn Trails) – Possible approval of a Tentative 
Subdivision Map to develop a 43-lot, single-family residential, common open space subdivision. Lots will range in 
size from 21,451 to 58,393 square-feet, and the common open space area will be approximately 12.3 acres. 

 

• Applicant/Property Owner: Pinnacle Land Holdings, LLC  

• Address/Location: 0 Hayfield Drive 

• Assessor’s Parcel Number: 534-420-08 

• Parcel Size: ±47.608 acres 

• Master Plan Category: Suburban Residential (SR) 

• Regulatory Zone: Low Density Suburban (LDS) 

• Area Plan: Spanish Springs Area Plan 

• Citizen Advisory Board: Spanish Springs 

• Development Code: Authorized in Article 821, Amendment of Regulatory Zone and Article 
608, Subdivision Regulations 

• Commission District: 4 – Commissioner Hartung  

• Section/Township/Range: Within Section 25, T21N, R20E, MDM 
 Washoe County, NV 

• Staff:  Trevor Lloyd, Senior Planner 
Washoe County Community Services Department 
Planning and Development Division 

• Phone:  775-328-3620 

• E-mail: tlloyd@washoecounty.us 
 

As an owner of property in the vicinity, you are invited to present testimony relative to these matters. 
To access additional information about this item, please visit our website at www.washoecounty.us/comdev/, choose 
Boards and Commissions, then Planning Commission.  A staff report related to this public hearing will be posted 
on Friday, four days prior to the meeting.  
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Address Service Requested 

OFFICIAL NOTICE OF PUBLIC HEARING 
 
 
 
 
 

 

Community Services Department 
Planning and Development Division for the 

 
Washoe County Planning Commission 
1001 E. Ninth St., Bldg. A, Reno, NV  89512 
Post Office Box 11130, Reno, NV  89520-0027 
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RZA14-004 and TM14-002 Autumn Trails 

Washoe County  
Planning Commission – 

November 13, 2014 

Autumn Trails 
Regulatory Zone Amendment: RZA14-004 

and 
Tentative Map: TM14-002 



RZA14-004 and TM14-002 Autumn Trails 

  Vicinity Map 



RZA14-004 and TM14-002 Autumn Trails 

  Proposed Regulatory Zone Amendment 



RZA14-004 and TM14-002 Autumn Trails 

Regulatory Zone Amendment 
(Important Facts)   

  •   47 acres currently zoned Low Density   
 Suburban (LDS) (1 unit per acre) 

  • 6 acres of Medium Density Suburban (MDS)  
 (3 units per acre) 

  • RZA will result in a density of 43 lots. 

  • Proposed RZA is consistent with all goals 
 and policies of the Master Plan and 
 Spanish Springs Area Plan. 
 

  
 



RZA14-004 and TM14-002 Autumn Trails 

  Proposed Tentative Map 



RZA14-004 and TM14-002 Autumn Trails 

Tentative Map Grading Plan 



RZA14-004 and TM14-002 Autumn Trails 

Tentative Map – Grading Plan 



RZA14-004 and TM14-002 Autumn Trails 

Tentative Map 
(Important Facts) 

  •   43 Lots proposed 
  • Lots will range from 21,451 s.f. to 58,393 s.f. 
  •  12.3 acres of Common Open Space proposed  
  • Lot sizes are compatible with surrounding lot 

 sizes. 
  • Proposed Tentative Map is consistent with all 

 goals and policies of the Master Plan and 
 Spanish Springs Area Plan. 
 

  
 



RZA14-004 and TM14-002 Autumn Trails 

Existing Dirt Stockpile 



RZA14-004 and TM14-002 Autumn Trails 

Spanish Springs Citizen Advisory Board 
  

  

 RZA14-004 and TM14-002 approved on 
September 10, 2014 by the SSCAB. 

  



RZA14-004 and TM14-002 Autumn Trails 

Motion for RZA14-004 
  

After giving reasoned consideration to the information 
contained in the staff report and information received 
during the public hearing, I move to approve Regulatory 
Zone Amendment Case Number RZ14-004, having 
made all of the following findings in accordance with 
Washoe County Development Code Section 110.821.15, 
and to adopt the resolution contained in Exhibit A 
recommending that the Washoe County Board of County 
Commissioners adopt the Regulatory Zone Amendment.  
I further move to authorize the Chair to sign the 
resolution contained in Exhibit A on behalf of the 
Washoe County Planning Commission.   
  



RZA14-004 and TM14-002 Autumn Trails 

Motion for TM14-002 
  

I move that after giving reasoned consideration to the 
information contained in the staff report and information 
received during the public hearing, the Washoe County 
Planning Commission approve Tentative Subdivision 
Map Case Number TM14-002 for Pinnacle Land 
Holdings, LLC, with the Conditions attached as Exhibit A 
of the staff report, having made all ten findings in 
accordance with Washoe County Development Code 
Section 110.608.25.   
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