Planning Commission Staff Report

Meeting Date: March 6, 2018 Agenda ltem: 8A

TENTATIVE SUBDIVISION MAP CASE NUMBER: WTM18-001 (Lemmon Valley Heights)

BRIEF SUMMARY OF REQUEST: 206-lot single-family residential, common open space
subdivision.

STAFF PLANNER: Planner's Name: Roger Pelham, MPA, Senior Planner
Phone Number: 775.328.3622
E-mail: rpelham@washoecounty.us

CASE DESCRIPTION

For possible action, hearing, and discussion to approve a 206-lot
single-familyresidential,common open space subdivision. Lot sizes
are proposed to range from a minimum size of 4,500 square feet (£
.10 acres) to a maximum size of 17,206 square feet (£ .39 acres)
with an average size of 6,540 square feet (+ .15 acres). Side yard
setbacks are proposed to be reduced from a minimum of 8 feetto a
minimum of 5 feet, and lot widths from 80 feet to 45 feet minimum.

Applicant: JDSLLC

Property Owner: %I?eSeL_LC and Jennifer Jory and Sunrinder

Location: 1200 Estates Road

APNs: 080-635-01,080-635-02,080-730-35,080- »

’ 730-21,and 552-210-07 ! : R
Parcel Size: + 128.5 acres total i 3 \
Master Fflar? Rural (R) and Suburban Residential (SR)

Categories:
Requlator General Rural (GR, +59.95 acres, 1 dwelling
Zor?eS' y per 40 acres) and Medium Density Suburban

' (MDS, £68.64 acres, 3 dwellings peracre)
Area Plan: North Valleys x l
C|t|zer? Advisory North Valleys g § é
Board: . . i . eacTusvieworRd_% £ ‘é_,
Development Authorized in Article 608, Tentative & y T2 Rlels g

. P Subdivision Maps and Article 408, Common CRAVELN
Code: 0 S D | t CoLTDR ﬁ

pen Space Developmen h?\ e

Commission
District:

Section/Township/Range:

5 - Commissioner Herman

34 and 35, T21N, R19E
MDM, Washoe County, NV

STAFF RECOMMENDATION

APPROVE APPROVE WITH CONDITIOND DENY

POSSIBLE MOTION

I mowe 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 WTM18-001 for JDS LLC, having made all ten findings in accordance with Washoe County
Dewelopment Code Section 110.608.25

(Motion with Findings on Pages 13 and 14)

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/csd/planning_and_development
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Tentative Subdivision Map Explanation

The purpose of a Tentative Subdivision Map is:
e To allow the creation of saleable lots;

e To implement the Washoe County Master Plan, including the Area Plans, and any
specific plans adopted by the County;

e To 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;

¢ To 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.
e Prior to obtaining a final inspection and/or a certificate of occupancy on a structure.
¢ Perior to the issuance of a business license or other permits/licenses.

e 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 WTM18-001 are
attached to this staff report and will be included with the Action Order, if the Tentative
Subdivision Map is approved by the Washoe County Planning Commission.

The subject property includes regulatory zones of Medium Density Suburban (MDS) and
General Rural (GR). The total number of residences allowed, based upon the existing zoning is
206. The applicant is requesting to create 206 residential lots. This is permissible based upon
the approval of a Tentative Subdivision Map by Washoe County and compliance with all
generally applicable provisions of the Development Code.

Article 406, Common Open Space Development, allows general development standards to be
varied with the approval of a tentative subdivision map. In this case, side yard setbacks are
proposed to be reduced from a minimum of 8 feet to a minimum of 5 feet, and lot widths from 80
feet to 45 feet minimum.

Project Evaluation

The applicant has requested approval of a Tentative Subdivision Map to create a 206-lot single-
family residential, common open space subdivision. Lot sizes are proposed to range from a
minimum size of 4,500 square feet (£ .10 acres) to a maximum size of 17,206 square feet (+ .39
acres) with an average size of 6,540 square feet (+ .15 acres). The project area includes
approximately 68.64 acres of area that has a regulatory zone of Medium Density Suburban
(MDS) which allows three dwellings to the acre. The MDS area allows a total of 205 dwelling
units. The project area also includes approximately 59.95 acres of General Rural (GR) and
allows one dwelling for each 40 acres. The GR area allows one additional dwelling unit.
Dwellings are proposed to be developed in an area of approximately 31 acres. The remaining

Tentative Subdivision Map Case Number WTM18-001
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area of approximately 88 acres will be used as common open space and will include
infrastructure that supports the proposed development, particularly drainage improvements. The
common areas and drainage improvements are proposed to be maintained by a Home Owners
Association (HOA) that will be established by the developer.

In 2017 a Master Plan Amendment and Regulatory Zone amendment were approved on the
subject site which moved the MDS regulatory zone from the steeper slopes to the flatter areas
to facilitate development with minimal disturbance of steep slopes.

The proposed configuration of the subdivision seeks to create minimal disturbance of steep
slopes. Because more than 20 percent of the site includes slopes that are 15 percent or greater
this proposed subdivision is subject to Hillside Development standards as required by Article
424 of the Washoe County Development Code.

Among the requirements of Article 424 is the requirement for a site analysis, map of the
developable area of the project site and a slope map. Those maps and analysis are included
with the application materials (see Exhibit C to this report). The analysis indicates that
development is proposed to take place on the suitable areas and is proposed to leave most of
the steep hillsides in a native condition.

Article 424 also requires that any portion of a hillside development which has been deemed
unsuitable for development must be designated as permanent open space and the uses shall
be limited to paths, trails, outdoor recreation, utilities and drainage improvements. The land is
also required to be offered for dedication. However, it is unlikely that the County will accept the
dedication at this time. The proposed subdivision application materials comply with these
requirements.

Article 424 also requires standards for the locations of dwellings, including clustering, placing
dwellings on the natural slope and preserving the hillside. Likewise, there are standards for
parking, building envelopes, fences, preservation of natural features, open space and tralil
easements, grading must mimic the natural contour of the land and all areas are required to be
revegetated. The proposed subdivision application materials, along with the proposed
conditions of approval (see Exhibit A to this report) will ensure that the development complies
with these requirements. The design of the proposed subdivision also complies with the
generally applicable standards for fire protection and for street design.

The proposed configuration of the subdivision also seeks to create common open space. For
this reason the project is subject to Common Open Space Development standards as required
by Article 406 of the Washoe County Development Code. As previously stated, among the
provisions of Article 406 is the requirement for a site analysis and map of the developable area
of the project site. The proposed subdivision application materials comply with these
requirements and the proposed configuration of the subdivision seeks to create minimal
disturbance of steep slopes. Conditions of approval are required by Article 406 to provide for on-
going maintenance of the common open space area by the HOA. These conditions have been
included in the recommended conditions of approval (see Exhibit A to this report).

Article 438, Grading, includes many standards regarding the proposed changes to the landform
that are applicable to this project. The proposed subdivision application materials indicate many
proposed cut-and-fill slopes that are greater than ten feet in height. Retaining walls will be
required in all such cases. The inclusion of retaining walls will reduce the disturbance of the
hillsides and will reduce the amount of grading overall. Retaining walls must be setback from
existing property lines in accordance with Article 438. The application materials also indicate

Tentative Subdivision Map Case Number WTM18-001
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that all proposed slopes are 3 horizontal to 1 vertical (3H:1V) which is compliant with the
provisions of Article 438.

Article 420, Storm Drainage Standards, provides standards for managing storm water on
projects like the proposed tentative subdivision map. The County Engineer is primarily
responsible for ensuring compliance with these standards. The Lemmon Valley area has
experienced substantial flooding within the last year. The proposed subdivision application
materials indicate that the improvements proposed will not only account for the additional storm
water runoff created by the new development, but will also detain some of the existing storm
water flow at the subject site. Code requires that new development retain any increase in storm
water runoff; however, the plans submitted by the applicant exceed that standard. Thus, it is
anticipated that storm water runoff which contributes to flooding in the area may be reduced
after the project is completed, as the applicants are proposing to exceed the minimum code
requirements for storm water detention. The plans for this subdivision have been reviewed by
the County Engineer who has recommended approval, subject to a stringent set of conditions to
ensure that storm water runoff is appropriately mitigated.

Article 422, Water and Sewer Resource Requirements, provides standards for provision of
water and sewer to new subdivisions. The County Engineer is primarily responsible for ensuring
compliance with sewer requirements. The County Engineer has reviewed the plans for tis
development and has recommended approval with conditions. Those conditions of approval
have been included in the recommendation attached to this report. The proposed subdivision
application materials indicate that the necessary services are available and will be extended to
serve the new dwellings. Water will be provided by the Truckee Meadows Water Authority
(TMWA) to the new dwellings. Again, service will be extended to the new dwellings and all
applicable provisions requiring dedication of water rights will be required to be complied with,
prior to approval of new dwellings.

The proposed configuration of the lots and grading of the land within the subdivision is also
subject to the requirements of the North Valleys Area Plan. Among the applicable provisions are
requirements for the grading to: Minimize disruption to natural topography; utilize natural
contours and slopes; complement the natural characteristics of the landscape; and preserve
existing vegetation and ground coverage to minimize erosion and minimize cuts and fills. The
proposed subdivision application materials show general compliance with these requirements.

The North Valleys Area Plan includes several design features that are required to be included in
subdivisions in the “Lemmon Valley Suburban Character Management Area.” These policies
require that the applicant shall: provide for perimeter parcel sizes that match the existing
residential parcels; limit all dwellings to a single story located on the perimeter when adjacent to
or across a street from existing residential development; vary setbacks and driveway design;
construct no more than 25% of the total residential units in the same architectural elevation; limit
the use of block, concrete, or similar material to posts, pillars and similar uses for fence
construction; minimize the use of street lighting; establish landscape designs that emphasize
the use of native vegetation, with non-native and atypical vegetation integrated sparingly into
any landscaped area. Homebuilders must offer at least two separate xeriscape options. These
provisions have been addressed in the application materials and have been included in the
recommended conditions of approval (see Exhibit A to this report). One tree in the front yard of
each dwelling and additional street trees are also required. Appropriate recommended
conditions of approval have been included.

Traffic on Lemmon Drive has been identified as a concern during the review of this project. The
application materials include a traffic study that indicates that, “Traffic generated by the

Tentative Subdivision Map Case Number WTM18-001
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proposed Lemmon Valley Subdivision will have some impact on the adjacent street network.
The following recommendations are made to mitigate the project traffic impacts. It is
recommended that any required signing, striping or traffic control improvements comply with
Washoe County Requirements. It is recommended that the segment of Deodar Way adjacent to
the site and all internal subdivision streets be constructed per Washoe County standards.” The
report indicates that all existing intersections are shown to perform within policy level of service
with the proposed project.

The North Valleys is well known for occasional strong winds. One concern is the durability of
fencing between the new subdivision and existing dwellings. Fencing between existing and new
dwellings helps to mitigate the impact of the new dwellings on the existing residents. Staff has
worked with the applicant to craft a condition of approval to require durable materials for fences
in those locations.

Impact upon existing school capacity is an issue that is often discussed during the review of
new residential subdivisions. The Washoe County School District provided comments indicating
that the additional students that are anticipated to live in the new subdivision would not increase
capacity in any of the zoned schools to above the rated capacity of those schools. With the
addition of students from the proposed subdivision, Lemmon Valley Elementary School would
be at 96% capacity, O’'Brien Middle School would be at 80% capacity and North Valleys High
School would be at 99% capacity.

Fire services will be provided by the Truckee Meadows Fire Protection District (TMFPD). The
nearest fire station is located on Silver Lake Boulevard approximately 3 miles from the
development site. Fire hydrants will be required to meet minimum location and fire flow
requirements. TMFPD will review proposed landscaping and fencing materials pursuant to Fire
Codes. Any developments on the property shall meet the requirements of Washoe County Code
Chapter 60.

Based upon the close compliance with the application materials, it is clear that the applicant has
worked diligently to submit a subdivision request that conforms to all generally and specifically
applicable provisions of the Development Code, Master Plan and Area Plan. For this reason
staff recommends approval of the subdivision, with the conditions of approval included as
Exhibit A.

North Valleys Citizen Advisory Board (NVCAB)

The proposed project was presented by the applicant's representative, Chris Baker, at the
regularly scheduled North Valleys Citizen Advisory Board meeting on February 12, 2018. The
attached CAB minutes reflect discussion generally in opposition to approval of the project based
upon impacts to roads, schools and traffic flow. The applicant emphasized that storm water
runoff will be reduced after development. The CAB took action to recommend approval of the
project with a vote of 4 in favor and 1 opposed. Roger Edwards moved for approval. Teresa
Aquila seconded. Jean Harris opposed.

Reviewing Agencies

e Washoe County Planning and Building Division addressed the construction hours, and

compliance with grading and Development Code provisions.
Contact: Roger Pelham, 328-3622, rpelham @washoecounty.us

Tentative Subdivision Map Case Number WTM18-001
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e Washoe County Engineering and Capital Projects Division addressed traffic calming,
street connections, standards for sewer and water connections, as well as general
standards and conditions for tentative subdivision maps.

Contacts: Clara Lawson, PE, PTOE, Licensed Engineer, 775.328.3603, and Leo R. Vesely,
PE, CFM, 775.328.2313, and Timothy Simpson, P.E., 775.954.4648.

e Washoe County Sheriffs Office noted that, “the Sheriff's Office Patrol Division has no
particular concerns with the Lemmon Valley Heights project, it is fair to anticipate the
project will bring additional traffic related issues and calls for service from the new
residents. As there is no trigger point or requirement to add law enforcement as a
population increases, the Sheriff's Office will be further stretched to provide for the safety
and needs of the community with its existing personnel.

Contact: Captain Tim O’Connor, 328-3354, toconnor@washoecounty.us

e Nevada Department of Environmental Protection provided two letters, one recommending
approval based upon connection to community water and sewer services, the other
recommending denial until a “will-serve” letter from the sewer provider is provided. The
project will be served by Washoe County sewer services.

Contact: Patrick Mohn, 775.687.9419, pmohn@ndep.nv.gov and Taylor Adams,
775.684.4670, tadams@ndep.nv.gov

e Washoe County School District provided comments indicating that, with the addition of
students from the proposed subdivision, Lemmon Valley Elementary School would be at
96% capacity, O'Brien Middle School would be at 80% capacity and North Valleys High
School would be at 99% capacity.

Contact: Mike Boster, 775.789.3810, mboster@washoeschools.net

e Washoe County Planning and Building Division (Water Rights) noted that the proposed

project will be annexed into the service territory for the Truckee Meadows Water Authority.
Contact: Vahid Behmaram, 775.328.3600, vbehmaram @washoecounty.us

e Washoe County Health District — Emergency Medical Services noted that the proposed
project would not create any adverse impact.
Contact: Christina Conti, 775.326.6042, cconti@washoecounty.us

Staff Comment on Required Findings

Washoe County Code Section 110.608.25 of Article 608, Tentative Subdivision Maps, requires
that all of the following findings be made to the satisfaction of the Washoe County Planning
Commission before granting approval of the abandonment 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 is consistent with all goals and plicieis of the Master
Plan including the residential density and lot design required by the Master Plan and the
North Valley Area Plan. There are no specific plans associated with this property.

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

Tentative Subdivision Map Case Number WTM18-001
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Staff Comment: As detailed in this report all applicable design features that are required
to be included in subdivisions in the “Lemmon Valley Suburban Character Management
Area” have been included in the application submittal.

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

Staff Comment: The number of dwellings and configuration of the proposed subdivision
is consistent with the requirements of the master plan; impacts associated with the
proposed subdivision will be appropriately mitigated, based upon the imposition of
appropriate conditions of approval as included at Exhibit A to this report. For this reason
it is the opinion of staff that the site is physically suited for the type of development
proposed.

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

Staff Comment: The proposed subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System, as sanitary sewer service will be
provided to all new dwellings and there is sufficient capacity in the sewage system to
accommodate the sewage created.

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: Neither the design of the proposed 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, because the proposed
subdivision is located adjacent to existing development of a similar pattern and sufficient
open space is being preserved within and around the development.

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

Staff Comment: Community water service and community sewer service will be provided
to all proposed dwellings. The proposed subdivision application was provided to the
Washoe County Health District, and no recommendations for denial were received.
Therefore staff has determined 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.

Staff Comment: Walking trails and emergency access have been included in the
proposed subdivision application materials. Therefore staff has determined 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.

Tentative Subdivision Map Case Number WTM18-001
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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: Walking trails, emergency access and public roadways have been
included in the proposed subdivision application materials. Therefore staff has
determined 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.

Staff Comment: The open space associated with this proposed subdivision will remain in
the ownership of the proposed Home Owners Association (HOA). Infrastructure
improvements built to County standards may be accepted by the appropriate agencies.
For this reason staff has determined that any land or improvements to be dedicated to
the County is 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: To the extent feasible, the design of the subdivision provides 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 WTM18-001 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 WTM18-001 for JDS LLC, having made all
ten findings in accordance with Washoe County Code Section 110.608.25:

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

consistent with the Master Plan and any specific plan;

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

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

Tentative Subdivision Map Case Number WTM18-001
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Washoe County Planning Commission Staff ReportDate: February 16, 2018

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

Planning Commission action will be effective 10 calendar days after the written decision is filed
with the Secretary to the Planning Commission, unless the action is appealed to the Washoe
County Board of County Commissioners, in which case the outcome of the appeal shall be
determined by the Washoe County Board of County Commissioners. Any appeal must be filed
in writing with the Planning and Building Division within 10 calendar days from the date the
written decision is filed with the Secretary to the Planning Commission and mailed to the
applicant.

xc: Applicant: JDS LLC, Attn: Derek Larson, 7500 Rough Rock Road, Reno, NV 89502

Property Owner: JDS LLC and Jennifer Jory and Sunrinder Preet, 7500 Rough Rock Road,
Reno, NV 89502

Representatives: Manhard Consulting, Attn: Karen Downs, 9580 Double R Boulevard, Suite
101, Reno, NV 89521
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Exhibit A

Conditions of Approval
Tentative Subdivision Map Case Number WTM18-001

The project approved under Tentative Subdivision Map Case Number WTM18-001 shall be
carried out in accordance with the Conditions of Approval granted by the Planning Commission
on March 6, 2018. 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 Building Division.

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

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

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

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

e Prior to recordation of a final map.
e Prior to obtaining a final inspection and/or a certificate of occupancy.
¢ Prior to the issuance of a business license or other permits/licenses.

e 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:

e The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, has jurisdiction over all public health matters in the Health District.

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/csd/planning_and_development
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Washoe County Conditions of Approval

Any conditions set by the Health District must be appealed to the District
Board of Health.

STANDARD CONSIDERATIONS FOR SUBDIVISIONS
Nevada Revised Statutes 278.349

Pursuant to NRS 278.349, when contemplating action on a tentative subdivision map, the
governing body, or the planning commission if it is authorized to take final action on a tentative
map, shall consider:

@ 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, except that if any existing
zoning ordinance is inconsistent with the master plan, the zoning ordinance takes
precedence;

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

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

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

(0 The recommendations and comments of those entities reviewing the tentative map
pursuant to NRS 278.330 and 278.335; and

0) 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.

THE 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 Building Division

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

Contact Name — Roger Pelham, (775) 328-3622

Tentative Subdivision Map Case Number WTM18-001
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Washoe County Conditions of Approval

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

b. The subdivision shall specifically be in substantial conformance with the
provisions of Washoe County Development Code Article 604, Design
Requirements, Article 608, Tentative Subdivision Maps, Article 424 Hillside
Development, Article 406, Common Open Space Development, Article 438,
Grading as well as all other generally applicable provisions of Washoe County
Code.

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. In accordance with NRS 278.360, the sub-divider 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 one year 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. Al final maps shall contain the applicable portions of the following jurat:

The Tentative Map for TM case number for map name 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, 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.]
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Washoe County Conditions of Approval

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE
APPROVED AND ACCEPTED FOR RECORDATION BY THE
PLANNING AND BUILDING DIVISION 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 BUILDING DIVISION DIRECTOR. THE OFFER
OF DEDICATION FOR STREETS, SEWERS |, ETC. IS
REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN
ACCORDANCE WITH NRS CHAPTER 278.

MOJRA HAUENSTAIN, DIRECTOR, PLANNING AND BUILDING
g. A note shall be placed on all grading plans and construction drawings stating:
NOTE

Should any cairn or grave of a Native American be discovered during site
development, work shall temporarily be halted at the specific site and the
Sheriffs Office as well as the State Historic Preservation Office of the
Department of Conservation and Natural Resources shall be immediately notified
per NRS 383.170.

h. 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.

i. The developer and all successors shall direct any potential purchaser of the site
to meet with the Planning and Building 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 Building Division of the name, address, telephone
number and contact person of the new purchaser within thirty (30) days of the
final sale.

j. Lot standards for this development shall include: Minimum Lot Dimension: 45
feet; Front Yard Setbacks: 20 feet; Side Yard Setback: 5 feet; Rear Yard
Setback: 20 feet. Minimum lot width shall be 45 feet.

k. Failure to comply with all conditions of approval shall render this approval null
and void.
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Washoe County Conditions of Approval

I.  Grading shall comply with all applicable provisions of Article 438, of the Washoe
County Development Code. Specifically, no slopes shall be greater than 10 feet
in elevation. Retaining walls are required. All retaining walls shall be stained with
a permanent desert varnish product to mimic the color of the surrounding
undisturbed hillside.

m. At least one tree shall be installed with irrigation on each residential lot. Trees
and irrigation shall be shown on each building permit application for a dwelling.

n. Street trees shall be installed as shown in the application materials. All
landscaping shall be maintained in accordance with the provisions found in
Section 110.412.75, Maintenance. A three-year maintenance plan shall be
submitted by a licensed landscape architect registered in the State of Nevada to
the Planning and Building Division, prior to a Certificate of Occupancy. The plan
shall be wet-stamped.

0. When adjacent to or across a street from residential development in existence as
of the final adoption of this plan, provide a minimum 30-foot wide open-space
buffer, containing a minimum 8-foot wide decomposed granite trail, on the
perimeter AND maintain a minimum parcel size of 15,000 square feet for any
parcel located on the perimeter; OR, provide for perimeter parcel sizes that
match the existing residential parcels.

p. Limit all dwellings to a single story located on the perimeter when adjacent to or
across a street from residential development in existence as of the final adoption
of this plan.

g. In regulatory zones LDS 1; LDS 2; MDS 3 and MDS 4, new residential parcels
shall not front on existing streets.

r. Vary setbacks and driveway design.

s. Construct no more than 25% of the total residential units in the same
architectural elevation.

t. Limit the use of block, concrete, or similar material to posts, pillars and similar
uses when constructing fences and / or walls. These materials are not to be
used for panel or wall sections. Plans for the maintenance of perimeter fences
will be submitted with tentative map applications.

u. Minimize the use of street lighting. Any lighting proposed must show how it is
consistent with current best practice “dark-sky” standards. Exterior lighting
fixtures mounted on the homes or units shall be no higher than the line of the first
story eave or, where no eave exists, no higher than 15 feet above finished grade.
Lights shall be shielded to prevent light spillage onto adjacent properties or
streets.

v. Establish landscape designs that emphasize the use of native vegetation, with
non-native and atypical vegetation integrated sparingly into any landscaped area.
Homebuilders must offer at least two separate xeriscape options.
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Washoe County Conditions of Approval

w. Conditions, covenants, and restrictions (CC&RSs), including any supplemental
CC&Rs, shall be submitted to Planning and Building staff for review and
subsequent forwarding to the District Attorney for review and approval. The final
CC&Rs shall be signed and notarized by the owner(s) and submitted to Planning
and Building with the recordation fee prior to the recordation of the final map.
The CC&Rs shall require all phases and units of the subdivision approved under
this tentative map to be subject to the same CC&Rs. Washoe County shall be
made a party to the applicable provisions of the CC&Rs to the satisfaction of the
District Attorney’s Office. Said CC&Rs shall specifically address the potential for
liens against the properties and the individual property owners’ responsibilities for
the funding of maintenance, replacement, and perpetuation of the following
items, at a minimum:

1. Maintenance of public access easements, common areas, and common
open spaces. Provisions shall be made to monitor and maintain, for a
period of three (3) years regardless of ownership, a maintenance plan for
the common open space area. The maintenance plan for the common
open space area shall, as a minimum, address the following:

a. Vegetation management;
b. Watershed management;
c. Debris and litter removal;
d. Fire access and suppression; and

e. Maintenance of public access and/or maintenance of
limitations to public access.

2. All drainage facilities and roadways not maintained by Washoe County
shall be privately maintained and perpetually funded by the homeowners
association.

3. All open space identified as common area on the final map shall be
privately maintained and perpetually funded by the homeowners
association. The deed to the open space and common area shall reflect
perpetual dedication for that purpose. The maintenance of the common
areas and related improvements shall be addressed in the CC&Rs to the
satisfaction of the District Attorney’s Office.

4. The project and adjacent to undeveloped land shall maintain a fire fuel
break of a minimum 30 feet in width until such time as the adjacent land is
developed.

5. Locating habitable structures on potentially active (Holocene) fault lines,
whether noted on the recorded map or disclosed during site preparation,
is prohibited.

6. All outdoor lighting on buildings and streets within the subdivision shall be
down-shielded.
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Washoe County Conditions of Approval

7. No motorized vehicles shall be allowed on the platted common area.

8. Washoe County will not assume responsibility for maintenance of the
private street system of the development nor will Washoe County accept
the streets for dedication to Washoe County unless the streets meet
those Washoe County standards in effect at the time of offer for
dedication.

9. Mandatory solid waste collection.

10. Fence material (if any), height, and location limitations, and re-fencing
standards. Replacement fence must be compatible in materials, finish
and location of existing fence.

11. At least one tree shall be installed with irrigation on each residential lot.
Trees and irrigation shall be shown on each building permit application for
a dwelling.

12. Street trees shall be installed as shown in the application materials. All
landscaping shall be maintained in accordance with the provisions found
in Section 110.412.75, Maintenance. A three-year maintenance plan
shall be submitted by a licensed landscape architect registered in the
State of Nevada to the Planning and Building Division, prior to a
Certificate of Occupancy. The plan shall be wet-stamped.

13. When adjacent to or across a street from residential development in
existence as of the final adoption of this plan, provide a minimum 30-foot
wide open-space buffer, containing a minimum 8-foot wide decomposed
granite trail, on the perimeter AND maintain a minimum parcel size of
15,000 square feet for any parcel located on the perimeter; OR, provide
for perimeter parcel sizes that match the existing residential parcels.

14. Limit all dwellings to a single story located on the perimeter when
adjacent to or across a street from residential development in existence
as of the final adoption of this plan.

15. Provide a statement regarding how the proposed design responds to the
community input received during the tentative map review process must
be made available to staff and the Planning Commission.

16. In regulatory zones LDS 1; LDS 2; MDS 3 and MDS 4, new residential
parcels shall not front on existing streets.

17. Vary setbacks and driveway design.

18. Construct no more than 25% of the total residential units in the same
architectural elevation.

19. Limit the use of block, concrete, or similar material to posts, pillars and
similar uses. These materials are not to be used for panel or wall
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Washoe County Conditions of Approval

X.

Z.

aa.

sections. Plans for the maintenance of perimeter fences will be submitted
with tentative map applications.

20. Minimize the use of street lighting. Any lighting proposed must show how
it is consistent with current best practice “dark-sky” standards. Exterior
lighting fixtures mounted on the homes or units shall be no higher than
the line of the first story eave or, where no eave exists, no higher than 15
feet above finished grade. Lights shall be shielded to prevent light
spillage onto adjacent properties or streets.

21. Establish landscape designs that emphasize the use of native vegetation,
with non-native and atypical vegetation integrated sparingly into any
landscaped area. Homebuilders must offer at least two separate
xeriscape options

The common open space owned by the homeowners association shall be noted
on the final map as “common open space” and the related deed of conveyance
shall specifically provide for the preservation of the common open space in
perpetuity. The deed to the open space and common area shall reflect perpetual
dedication for that purpose. The deed shall be presented with the CC&Rs for
review by Planning and Building staff and the District Attorney.

Construction activities shall be limited to the hours between 7AM and 7PM on
Mondays, Tuesdays, Wednesdays, Thursdays, Fridays and Saturdays.
Construction activities shall be limited to the hours between 8AM and 5PM on
Sundays.

Address numbers shall be clearly marked on each dwelling and on the curb in
front of each dwelling.

The applicant shall develop a Fence Plan that ensures that all fencing installed
adjacent to existing development is durable, wind resistant, and obtain approval
of the Fence Plan from Washoe County. Fencing materials may include metal
posts, metal rails, pressure-treated posts, pressure-treated rails, or similar
durable materials. Special consideration shall be given to post spacing and
depth and appropriate bracing. Fence details shall be shown on all building
permits for all dwellings.

Washoe County Engineering and Capital Projects

2. The following conditions are requirements of the Engineering Division (Traffic Engineer),
which shall be responsible for determining compliance with these conditions.

Contact Name — Clara Lawson, PE, PTOE, Licensed Engineer, 775.328.3603

a.

Make a street connection between Fremont Way and the north section of the
subdivision.

Place speed humps or other traffic calming on Kess Way, Patrician Way and
Palace Dr. both the new proposed sections and the existing streets to the
satisfaction of the County Engineer

Tentative Subdivision Map Case Number WTM18-001
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Washoe County Conditions of Approval

c. Straighten out Deodar Way at the Lemmon Dr. intersection. Future alignment
should be further north where Lemmon Dr. has less of a curve.

d. Deodar Way should be constructed to either County or City of Reno standard,
whichever is greater along the whole frontage of the property to the satisfaction
of the County Engineer.

e. Relocation of the existing 60’ wide access easement for parcels 080-730-290
and 080-730-09 to the satisfaction of the County Engineer and affected property
owners.

3. The following conditions are requirements of the Engineering Division (Land Development),
which shall be responsible for determining compliance with these conditions.

Contact Name — Leo R. Vesely, PE, CFM, 775.328.2313

GENERAL CONDITIONS

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 and Capital Projects 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 applicable County Department 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. 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 on each lot, erosion control (including BMP locations and installation
details), slope stabilization and mosquito abatement. Placement or disposal of
any excavated material shall be indicated on the grading plan. The County
Engineer shall determine compliance with this condition.

f. Al 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
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Washoe County Conditions of Approval

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.

g. 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.

h. 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.

i. 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.

j.  With each affected final map, provide written approval from NV Energy for any
improvements located within their easement or under their facilities. The County
Engineer shall determine compliance with this condition.

k. Appropriate easements shall be granted for any existing or new utilities, with
each affected final map. This includes, but is not limited, to electrical lines, water
lines, and drainage maintenance access. The County Engineer shall determine
compliance with this condition

I.  Appropriate easements shall be granted to perpetuate/relocate existing access
roads and easements. The County Engineer shall determine compliance with this
condition.

m. A design level geotechnical investigation with fault study shall be provided with
the submittal of each final map.

n. Cut slopes, fill slopes, and berms shall be setback from parcel lines and access
easements in accordance with Washoe County Code Article 438. The County
Engineer shall determine compliance with this condition.

0. Slope easements shall be provided for areas of cut or fill that fall outside of the
subdivision boundary.

p. TMWA shall approve any grading in existing waterline easements and any
proposed access road relocations.

DRAINAGE and STORM WATER DISCHARGE PROGRAM
(COUNTY CODE 110.420 and 110.421)

g. 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.
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Washoe County Conditions of Approval

r. Prior to finalization of the first final map, a master hydrology/hydraulic report and
a master storm drainage plan shall be submitted to the County Engineer for
approval. The County Engineer shall determine compliance with this condition.

s. 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.
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.

t. Any increase in stormwater runoff resulting from the development and based on
the 5 year and 100 storm(s) shall be detained onsite. The County Engineer shall
determine compliance with this condition.

u. 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.

v. The developer shall provide pretreatment for petrochemicals and silt for all storm
drainage leaving the site to the satisfaction of the Engineering and Capital
Projects Division.

w. 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.

X. In medians with irrigated landscaping adjacent to the curb, a subdrain system
shall be installed a minimum of one foot behind the back face of curb to intercept
drainage from the landscaping. The system shall be tied to the storm drain
system or an acceptable alternative drainage system. The County Engineer shall
determine compliance with this condition.

y. 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.

Zz. 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. As an alternative to a homeowners association, the
developer may request the establishment of a County Utility Service Area under
which fees would be paid for maintenance of the proposed storm drainage
detention facility. The fee amount will be based on the additional service above
that normally provided by the County to maintain new stormwater facilities
dedicated by the developer (i.e., curb and gutter, drop inlets and piping). The
County Engineer shall determine compliance with this condition. 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.
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aa. 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.

bb. All slopes steeper than 3:1 shall be mechanically stabilized to control erosion. As
an alternative to riprap, an engineered solution (geofabric, etc.) may be
acceptable. The County Engineer shall determine compliance with this condition.

cc. Drainage easements shall be provided for all storm runoff that crosses more than
one lot. The County Engineer shall determine compliance with this condition.

dd. Maintenance access roadways and drainage easements shall be provided for all
existing and proposed drainage facilities. All drainage facilities located within
Common Area shall be constructed with an adjoining minimum 12’ wide gravel
access road. Maintenance access road shall be provided to the bottom of
proposed detention basins as well as over County owned and maintained storm
drainage facilities. County Engineer shall determine compliance with this
condition.

ee. The project shall mitigate the increased stormwater volume produced from the
development based on the 100 year—10 day storm event. Alternatives for
mitigation include on-site retention with infiltration, excavation of material within
or adjacent to the existing flood zone creating additional effective flood volume,
or, other means subject to approval by the County Engineer. For on-site storm
water retention to be approved, the engineer must demonstrate through
appropriate analyses (which may include, but not be limited to, geotechnical
investigation, groundwater transport modeling, or other appropriate analysis) that
infiltrated storm water runoff will not be transmitted to Swan Lake via
groundwater. Excavations for storm water retention basins shall not be located
within the 100-year floodplain or within the groundwater table or groundwater
table which could be expected to occur during flood conditions.

ff. The project shall mitigate the loss of Swan Lake flood pool volume and flood pool
area for any portion of the development where fill is placed within areas located
at or below the current FEMA designated 100-year water surface elevation or
future revised 100-year flood plain elevation approved by the County Engineer.
Mitigation of lost flood pool area shall provide at least equivalent storm water
volume lost through evaporation.

0g. A note shall be added to the final map and similar language contained with the
project CC&R’s stating that owners of parcels created by final map within this
development shall not protest the formation of a Storm Water Utility District,
Flood Control District, Special Assessment District or other funding mechanism
which is approved and created for the purpose of storm water and/or flood water
management.

Tentative Subdivision Map Case Number WTM18-001
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Washoe County Conditions of Approval

hh. The FEMA 100-year floodplain shall be shown on the final map and grading plan
to the satisfaction of the County Engineer. All grading and construction in these
areas shall be in conformance with the Washoe County Code Article 416.

ii. Offsite drainage and common area drainage draining onto residential lots shall
be perpetuated around the residential lots and drainage facilities capable of
passing a 100-year storm shall be constructed with the subdivision improvements
to perpetuate the storm water runoff to improved or natural drainage facilities.
The maintenance of these drainage facilities shall be addressed in the CC&Rs to
the satisfaction of the District Attorney’s Office. The County Engineer shall
determine compliance with this condition.

ji-  Prior to the finalization of the first final map, a maintenance and operation plan
for the maintenance of the projects detention/retention basins shall be developed
in accordance with the Washoe County Code Article 421.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)

kk. 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.

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

mm. 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.

nn. 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 Il 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.

00. 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.

pp. 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.

gg. All retaining walls that are within the slope failure wedge from Washoe County
right-of-way shall be constructed of reinforced masonry block or reinforced
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concrete and designed by an engineer licensed in the State of Nevada. The
County Engineer shall determine compliance with this condition.  The
maintenance of the retaining walls shall be by Homeowners Association and the
CCR’s shall clearly identify the HOA's maintenance responsibilities of retaining
walls

rr.  No retaining walls that retain soil from the County right-of-way shall be located
within a plowed snow storage easement. The County Engineer shall determine
compliance with this condition.

ss. No direct access from individual lots shall be allowed onto Lemmon Drive,
Deodar Way and Estates Road.

tt.  Deodar Way shall be constructed to residential collector standards.

uu. Deodar Way shall be constructed to half street improvements from Street ‘A’ to
Estates Road.

w. Appropriate curve warning signs and/or a lower speed limit shall be determined
and posted on all horizontal roadway curves that do not meet the standard
Washoe County 25-mile per hour design speed. The minimum centerline radius
allowed shall be 100’. The County Engineer shall determine compliance with this
condition.

ww. Appropriate transitions shall be provided between the existing and proposed
improvements at all proposed street connections. This may include removal of
existing pavement. The County Engineer shall determine compliance with this
condition.

xX. A note shall be added to the final map and similar language contained with the
project CC&R’s stating that access to the site may be limited during flood events
to emergency access routes.

yy. Provide a minimum permanent paved emergency access road along Deodar or
other approved alignment extending to Arkansas Drive which will allow for
ingress and egress in the event of Lemmon Drive closure.

4. The following conditions are requirements of the Engineering Division (Utilities), which shall
be responsible for determining compliance with these conditions.

Contact Name — Timothy Simpson, P.E., 775.954.4648

a. The applicant shall conform to all conditions imposed by intergovernmental
agreements required to provide sewer service to the subject project, and, if
required, be a party to any such agreements.

b. All fees shall be paid or deferred in accordance with Washoe County Ordinance
prior to the approval of each final map.

c. Improvement plans shall be submitted and approved by CSD prior to approval of
the final map. They shall be in compliance with Washoe County Design
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Standards and be designed by a Professional Engineer licensed to practice in
the State of Nevada.

d. The applicant shall submit an electronic copy of the street and lot layout for each
final map at initial submittal time. The files must be in a format acceptable to
Washoe County.

e. The applicant shall construct and/or provide the financial assurance for the
construction of any on-site and off-site sanitary sewer collection systems prior to
signature on each final map. The financial assurance must be in a form and
amount acceptable to the CSD.

f.  Approved improvement plans shall be used for the construction of on-site and
off-site sanitary sewer collection system. The CSD will be responsible to inspect
the construction of the sanitary sewer collection system.

g. The sanitary sewer collection system must be offered for dedication to Washoe
County along with the recordation of each final map.

h. Easements and real property for all sanitary sewer collection systems and
appurtenances shall be in accordance with Washoe County Design Standards
and offered for dedication to Washoe County along with the recordation of each
final map.

i. A master sanitary sewer report for the entire tentative map shall be prepared and
submitted by the applicant's engineer at the time of the initial submittal for the
first final map which addresses:

i. The estimated sewage flows generated by this project;

ii. Projected sewage flows from potential or existing development within
tributary areas;

ii. The impact on capacity of existing infrastructure;
iv. Slope of pipe, invert elevation and rim elevation for all manholes; and

v. Proposed collection line sizes, on-site and off-site alignment, and half-full
velocities.

j. No Certificate of Occupancy will be issued until all the sewer collection facilities
necessary to serve each final map have been completed, accepted and engineer
prepared as-built drawings are delivered to the utility. As-built drawings must be
in a format acceptable to Washoe County.

k. No permanent structures (including rockery or retaining walls, building’s, etc.)
shall be allowed within or upon any County maintained utility easement.

I. A minimum 30-foot sanitary sewer and access easement shall be dedicated to
Washoe County over any facilities not located in a dedicated right of way.

m. A minimum 12-foot wide all weather sanitary sewer access road shall be
constructed to facilitate access to off-site sanitary sewer manholes.
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n. The developer will be responsible to fund the design and construction of major
infrastructure such as pump structures, controls, telemetry and appurtenances,
lift stations, force mains, sewer mains, interceptor and wastewater treatment
facilities necessary to accommodate the project. However, the actual design will
be the responsibility of the CSD. Prior to initiation of design the Developer shall
pay the estimated design costs to Washoe County. The CSD may either provide
such design in-house, or select an outside consultant. When an outside
consultant is to be selected, the CSD and the Developer shall jointly select that
consultant.

0. The CSD shall reserve the right to over-size or realign the design of infrastructure
to accommodate future development as determined by accepted engineering
calculations. Funding shall be the responsibility of Washoe County. Washoe
County shall either participate monetarily at the time of design and/or shall credit
an appropriate dollar amount to the Developer at the time of recordation of the
subdivision map.

Washoe County 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 — James English, 775.328.24.34, jenglish@washoecounty.us

a. Prior to any final grading or other civil site improvements, a complete water
system plan and Water Project submittal for the referenced proposal must be
submitted to Health District. The plan must show that the water system will
conform to the State of Nevada Design, Construction, Operation and
Maintenance Regulations for Public Water Systems, 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. The application for a Water Project shall conform to the requirements of
NAC 445A.66695.

ii. Two copies of complete construction 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 final grading, utilities, and improvements for the proposed
application.

b. Mass grading may proceed after approval of the Tentative Map and after a
favorable review by this Health District of a grading permit application.

i. The final map submittal shall include a Truckee Meadows Water Authority
annexation and discovery with the mass grading permit.

c. Improvement plans for the water system may be constructed prior to final map
submittal only after Water Project approval by this Health District.
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i. For improvement plans approved prior to final map submittal, the
Developer shall provide certification by the Professional Engineer of
record that the improvement plans were not altered subsequent to final
map submittal.

d. Any changes to previously approved improvement plans made prior to final map
submittal shall be resubmitted to this Health District for approval per NAC
278.290 and NAC 445A.66715.

e. The WCHD requires the following to be submitted with the final map application
for review and approval:

i. Construction plans for the development must be submitted to this Health
District 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 this Health District.

f. Prior to approval of a final map for the referenced project and pursuant to NAC
278.370, the developer must have the design engineer or a third person submit
to the satisfaction this Health District an inspection plan for periodic inspection of
the construction of the systems for water supply and community sewerage. The
inspection plan must address the following and be included with the final map
submittal:

i. The inspection plan must indicate if an authorized agency, city or county
is performing inspection of the construction of the systems for water
supply and community sewerage;

ii. The design engineer or third person shall, pursuant to the approved
inspection plan, periodically certify in writing to this Health District that the
improvements are being installed in accordance with the approved plans
and recognized practices of the trade;

ii. The developer must bear the cost of the inspections; and

iv. The developer may select a third-person inspector but the selection must
be approved by the Health District or local agency. A third-person
inspector must be a disinterested person who is not an employee of the
developer.

g. Prior to final map approval, a “Commitment for Service” letter from the sewage
purveyor committing sewer service for the entire proposed development shall be
submitted to this Health District. 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.

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

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

i. The final map submittal must include a letter from Nevada Division of
Environmental Protection to the Health District certifying their approval of the final
map.

j. The final map application packet must include a letter from Division of Water
Resources certifying their approval of the final map.

k. 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.

i. Construction plans shall clearly show how the subdivision will comply with
NAC 278.360.

I.  Prior to approval of the final map, the applicant must submit to the Health District
the final map fee.

m. All grading and development activities must be in compliance with the DBOH
Regulations Governing the Prevention of Vector-Borne Diseases.

*** End of Conditions ***
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Exhibit B

North Valleys Citizens Advisory Board

MEMORANDUM

Date: February 12,2018

To: Roger Pelham, Washoe County Planner

Re: Washoe County Tentative Map Case Number WTM18-001 (Lemon Valley Heights)
From: Misty Moga, Recording Secretary

The following is an excerpt from the North Valleys Verdi Citizen Advisory Board on March 13, 2017.

6.B. Washoe County Tentative Map Case Number WTM18-001 (Lemon Valley Heights)- Request for
community feedback, discussion and possible action to forward community and Citizen Advisory Board
comments to Washoe County staff on a proposal for a tentative map to allow the subdivision of a 35.85 acre
parcel into a 32 lot subdivision with family residential lots ranging in size from 4,500 to 17,206 square feet.
e Applicant / Property Owner: JDS LLC/Derek Larson, Jennifer Jory and Surinder Preet

e Applicant’s Representative: Karen Downs, Manhard Consulting, 775-746-350, kdowns@manhard.com

e Location: 1200 Estates Road, Lemon Valley (around Lemmon Drive, Deodar Way and Estates Road and the
area continues in a southwest direction behind the existing residential subdivision to Vernoulli Street.)

e Assessor’s Parcel Number(s): 080-635-01,02; 080-730-35; 080-730-21; 552-210-07

e Staff: Senior Planner Roger Pelham, 775-328-3622, rpelham@washoecounty.us

e Reviewing Body: Tentatively scheduled for Planning Commission, March 6, 2018.

Chris Baker, project representative gave a project overview

e Proposing development on MDS

e 128 total acres with 90 acres of open space

e 206 dwelling units proposed

e Chris spoke about Hydrology - the developers looked for additional storage for retention/detention
basins. 7 basins.

e He said they aren’t doing the bare minimum. He said they are proud from a hydrology stand point.

e Public outreach: neighborhood meetings, notifications

e Pre-development flows: 23 acre feet of volume goes to Swan Lake

e Post-development flows: Reduce by 40%, 14 acre feet volume of water would flow into Swan Lake

e The development would offset adjacent problems of flows

e No post development flows increase and it will help with other development issues.

e Cutting the CFS flows in the ditch.

e Working with Cardo to develop the hydrology study

e Meets the Lemmon Valley modifier.

e No parcel will be smaller than the adjacent parcel.

e Same size properties next to each other.

e Significant open space, retention/detention. Smaller lots are moved away from current development.

e Perpetuating access from nearby neighborhoods. There will be dedicated access to adjacent
neighborhoods.

e Homeowners association will maintain the retention/detention basins

Public Comment:
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Sandi McCue said this proposed development is behind them. She said she disagrees with the fact the road
dead ends. It’s heavily used to go into Golden Valley. She is concerned about Kess Way. She said was
concerned about the 8 foot setbacks will be reduced to 5 feet. She said they are concerned about congestion.
There is a utility access alley, and a lot of time was spent making RV parking. There won’t be access on the
alley. She said we want to maintain rural, RV parking. She asked if instead of moving lot 86 north, move it
south instead. She said they have been maintaining the access alley.

Lori Beach said she is concerned about the infrastructure to the schools. 206 houses could mean 2 additional
kids from each home going to the schools. They are already overcrowded, poorly rated school. Traffic is still
going to be an issue. Additional 416 cars will be on the the highway. Swan Lake will be full.

Leona Galau asked a question about open space. She said its open space because it’s not buildable. She said
she rides her horses back there. Chris said Deodar will be paved. She said they recreate through those current
retention basin and those won’t do anything. She said they live in valleys and all the shit rolls down hill. She
said she is concerned about traffic.

Tammy Holt-Still said the open space is unbuildable. She spoke about major flooding issues. Deodar isn’t
flooded because of the barriers. They are proposing to connect to a sewer plant that is already sunk.

Chuck Suter said the part of Deodar is rough when Lemmon Drive is closed. He said he was told by someone at
County that they gave Lemmon Drive to Reno. He said rough roads require 4-wheel drive and become a river
bed. There will be a lot of water down that natural watershed.

Rich Sasek asked about open space. He asked how much is dedicated that can be developed. Chris said it’s
currently designated as GR. Chris showed on the map what was developable. Identified spaces less than 15%
slope. He asked about dark skies, and Chris said there won’t be a street light.

Chris answered the public’s questions.

e He said he can address issues with access and work with current neighbors on the easement.

e He said as far as setbacks, MDS setbacks of 20 feet will be maintained, 8 feet is the side setback and
will be proposed to be 5 feet in order for lots to have bigger pads.

e Chris addressed concerns with Patrician and Kess. Majority of traffic will go to Patrician. He said the
goals is to split up the traffic.

e Schools: North Valleys high isn’t over crowded. The outbuilding classrooms aren’t counted in their
capacity. O’Brien is least crowded school in the District. Lemmon Valley elementary is overcrowded
and looking for a new school site and expect in 2020-21 are expected to build a new site.

e Traffic: Patrician, Palace, Deodar are operating at A, B and C grade. He said this won’t push the traffic
into a D category. He said they haven’t generated a staff report with conditions yet.

e Open Space: There is a significant amount of developable properties that are dedicated as open space.

e Sewer: design to Lemmon Valley plant; capacity is from buck street improvements. They are doing lift
station improvements. He said they design to what is currently in place. The short term plans will allow
buck street plant to allow capacity.

e City boundaries: City boundary is bordering property. Annexation was possible. This is the geographical
line.

e Flooding: He said hydrology is designed to work. There will be 7 basins with additional properties off
site for 3 additional basins.
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Board member comments:

Jean Harris asked about density. Chris said 1.6 homes per acre. 128 total acres with green space. 6,500
square feet average lot size. 6 homes to the acre.

Teresa Aquila asked about Lemmon Valley residents. Chris said they were fine with the southern
portion but issue with northern or vice versa. She asked about compliance with flooding. Chris said yes,
they are complying with requirements. Traffic studies were conducted. Chris said scopes are included
in traffic study. Intersections are already taking place at A, B,C. When they are scoped, they
incorporate other projects in the works.

Ray Lake said he would like to hear about the sewer concerns.

Chris said as far as schools crowding: You child may be required to go to a school they currently zoned
for.

Roger Edwards said he was impressed to hear the reduction in the flooding into Swan Lake. He said in
Golden Valley, we have been fighting traffic for 25 years. It has to get a level of F before it can be
discussed. He said this development won’t get to a level of F. All development increases traffic. It's a
minimal pain.

MOTION: Roger Edwards moved to recommend approval. Teresa Aquila seconded. Jean Harris opposed.
Motion carries 4 to 1.
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From: O'Connor, Tim

Sent: Monday, January 22, 2018 1:38 PM
To: Pelham, Roger

Subject: Lemmon Valley Heights

While the Sheriff’s 0ffice Patrol Diwvision has no particular concerns
with the Lemmon Valley Heights project, it is fair to anticipate the
project will bring additicnal traffic related issues and calls for
service from the new residents. As there is no trigger point or
requirement to add law enforcement as a population increases, the
Sheriffrs Office will be further stretched to provide for the safety and
needs of the community with its existing personnel.

Captain Tim OfConnor

Washoe County Sheriff’s Office

Patrol Diwvision

T75-328-3354

PRIDE - Professionalism, Respect, Integrity, Dedication, BEgquality

From: Marc Rohus <Marc.Rohus@greatbasinwaterco.com>
Sent: Tuesday, January 23, 2018 11:1¢ AM

To: Pelham, Roger; Stark, EKatherine

Cc: Emerson, Kathy; James T. Eason; Tim Scheidt
Subject: RE: January Agency Review Memo

Hi Roger,

We have reviewed Item 3 and it has been determined that the proposed
project is not within Great Basin Water Co.’s service boundary/territory
that we service. We have no additional comments to add.

Thank wvou,

Marc Rohus
Area Manager - Great Basin Water Co. (Northern Nevada)
Spring Creek Office: 775-753-4437
Reno Office: 775-337-1001
Cell: 775-397-8371 (Preferred)
Email:
marc.rohus@greatbasinwaterco.com
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WASHOE COUNTY  uin™

COMMUNITY SERVICES DEPARTMENT RENO, NEVADA 83520-0027

PHOME (775) 323.3600

Engineering and Capital Projects FAX [775) 328.3639
Memorandum

To: Roger Pelham, Senior Planner

Leo Vesley, PE, Licensed Engineer
From: Clara Lawson, PE, PTOE, Licensed Engineer
CC: Kris Klein, PE, Senior Engineer

Dwayne Smith, PE, Division Director
Date: January 24, 2018
Re: Lemmon Valley Heights Conditions of Approval

My recommendations for approval for the above subdivision are:

1. Make a street connection between Fremont Way and the north section of the
subdivision.

2. Place speed humps or other traffic calming on Kess Way Patrician Way and
Palace Dr. both the new proposed sections and the existing streets to the
satisfaction of the County Engineer

3. Straighten out Deodar Way at the Lemmon Dr. intersection. Future
alignment should be further north where Lemmon Dr. has less of a curve.

4. Deodar Way should be constructed to either County or City of Reno standard,
whichewver is greater along the whole frontage of the property to the
satisfaction of the County Engineer.

5. Relocation of the existing 60" wide access easement for parcels 080-730-290
and 080-730-09 to the satisfaction of the County Engineer and affected
property owners.

EFFECTIVE QUALITY
'NTEG“'TV @:umuumcmmn @PUBLIESEWICE

W WASMDICOLNTY LIS
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- .
V Washoe County Schowol District
415 East Ninth Strest * P.0. Box 30425 = Reno, NV B9520-3425

Phone (775) 348-0200 * (775) 348-0304 * www. washoeschools.net

Board of Trustees: Angela Taylor, President * Katy Simon Holland, Vice President * Scott Kelley, Clerk *
Debra Feemster * Veronica Frenkel * John Mayer * Malena Raymond * Traci Davis, Superintendent

25 January, 2018

Mr. Roger Pelham, MPA, Semior Planner

Washoe County Community Services Department
Planming and Building Division

1001 East 9* Street

P.O. Box 11130

Reno, NV 89520

RE: WTM18-001 (Lemon Valley Heights)
Dear M. Pelham,

206 new single-fanuly residential wmuts will impact Washoe County School District
facilities. This project is currently zoned for the following schools:

ILemmon Valley Elementary School

* Estimated project impact = 55 new ES students (206 single-fammly units x .269
ES students per unit)
Base Capacity = 699
2017-2018 Enrollment = 617
%o of Base Capacity = 88%
2017-2018 Enrollment with PROJECT = 672
% of Base Capacity with PROJECT = 96%
Overcrowding Strategies:
o Lemmon Valley ES has 2 portable buildings (4 classrooms) 1n use that
provide temporary space for an additional 100 students.
o Per WCSD-adopted Policy 6111, most elementary schools will transition
to a multi-track year-round schedule® when their enrollment reaches 120%
of capaaty.
O Assignment to the closest elementary school with available capacity may
be used for students in this development.

(O’Brien Middle School

[E——
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Estimated project impact = 10 new MS students (206 single-famuly umts = .047
MS students per umnit)

Base Capacity = 1,025

2017-2018 Enrollment = 808

%o of Base Capacity = 78%

2017-2018 Enrollment with PROJECT = 818

% of Base Capacity with PROJECT = 80%

Overcrowding Strategies:

o The O'Brien MS property may be able to accommodate portable
classrooms if necessary and if funding for the units 1s available.

0 Per adopted District Policy 6111, most muddle schools will be
converted to a double session” calendar when enrollment exceeds 120%
of capacity.

o Assignment to the closest nuddle school with avalable capacity may be
used for students in this development.

MNorth Vallevs High School

Estimated project impact = 16 new HS students (206 single-fanuly nmts x.078
HS students per umut)
Base Capacity = 2,061
2017-2018 Enrollment = 2,032
%o of Base Capacity = 99%
2017-2018 Enrollment with PROJECT = 2,048
% of Base Capacity with PROJECT = 99%
Overcrowding Strategies:
o North Valleys HS has 4 portable nmts (8 classrooms) m place that
provide temporary space for an additional 200 students.
0 Per adopted District Policy 6111, high schools will convert to a double
session calendar® when enrollment exceeds 120% of capacity.
o Assignment to the closest lugh school with available capacity may be
implemented for students in this development.
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Three thines to know as we move forward to address overcrowding and repairs:

1

[

Orvercrowding and needed repairs will be addressed as quickly as possible,
but solutions will take time. The District’s problems with overcrowding and
backlogged repair needs are the result of more than a decade without adequate
capital funding, and will not be solved overmght

o We should be able to avoid Double Sessions at muddle and high schools.

5 We cannot avoid Multi-Track at the elementary level, but will work to

elirminate 1t as quuckly as possible.

We want to hear from vou. Capital projects must first be approved by an
independent group of community members, and only then go to the school
district’s Board of Trustees. All discussions take place 1 open, public meetings.
The community is mvited and encouraged to attend these meetings and give
input there, through our online form or by contacting Riley Sutton, our
commuuuty outreach person on these issues, at 3480278 or
rsutton(@washoeschools net.
Transparency is a top priority. Past spending and future projects are posted
on our Data Gallery (http://datagallery washoeschools.net/). Capital projects
follow the public bidding process, which can also be wiewed there. We will
continue to develop these tools as we go forward to further engage the public in
the work we are doing. If you have an idea for other information you would like

us to present or ways we could better present current information, please let us
know

Defmitons:

2)

b)

Mula-Track Year-Round Calendar (MTYR): The school is divided into fons gronps (“rracks”) which smm
and end the school vear on different dates, with only theee tracks attending school at any one time. This can
decreaze overcrowding by as mnch as 25%.

Double Sessions: Two “schools™ aze operated ont of one bulding; the school &5 divided into two separate
gronps which start and end the day at different times, with no overap Donble Sessions have not been done in
TWCSD for over 30 vears; all detads are stll in process in terms of exact start and end tmes, dmision of the schoaol,
and mose. Other school distnets in Nevada, which have more recent expesience with Double Sessions, ran the
first high school session from 5:552m to 11:55am and the zecond seszion mn from approximately 12200 p.m 1o
G:00 p.m. Donble Sessions can relieve overcrowrding by as mmch as 5056

Thank you for the opportumty to comment.

M ile Baoter

Mike Boster

School Planner

14101 Old Virginia Boad

Reno NV USA 59521

Washoe County School District Capital Projects

il

o

789.3810

mbosterfiwashoeschools.net
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WASHOE COUNTY .......

COMMUNITY SERVICES Reno, Nevada 89520-0027
INTEGRITY COMMUNICATION SERVICE Phone: {775) 328-3600
Fax: (775} 328-3609
January 30, 2018
TO: Roger Pelham, MPA, Senior Planner, CSD, Planning & Development Division
FROM: Wahid Behmaram, Water Management Planner Coordinator, CSD

SUBJECT: Tentative Subdivision Map Case Number WTMM18-001 (Lemmon Valley Heights)
Project description:

A 206-1ot single-family residential, common open space subdivision Lot sizes are proposed to
range from a minimum size of 4 500 square feet (= 10 acres) to a maximum size of 17,206
square feet (= 30 acres) with an average size of 6,540 square feet (= .15 acres).

Project Location: 1200 Estates Road, adjacent to, and south of, the intersection of Lemmon
Drive and Deodar Way, extending south to Bernoulli Street, in the Lemmeon Valley area.
Assessor's Parcel Number(s): 080-635-01, 080-635-02, 080-730-35, 080-730-21, and 552-210-
o7

The Conmmunify Services Deparfinent (CSD} offers the following Water Rights condifions and
for comments regard this feniative map:

1) There are no water rights conditions or comments for approval.

2} Following the possible approval of the tentative subdivision map, the potential future
project will require water supply and sewer service which in turn will require the
expansion of water and sewer services and annexation to TAMWA service area. This
project is located within Washoe County sewer service area.

3) Application indicates TMW A discovery process completed.

1001 E. 9™ Street, Remo, Nevada 19512
WY WASHOECOUNTY LIS
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From: Patrick Mohn

To: Pelham. Roger

Cc: Emerson. Kathy

Subjact: RE: January Agency Review Memo-Tentative Map Lemimon Valley Heights WTM18-001
Data: Tuesday, January 30, 2018 3:38:44 PM

Attachments: imag=003.png

Foger,

When the actual Tentative Map 1s submatted (with fees) for this project, the NDEP will do detailed review
and will provide a formal recommendation to Washoe County.

I performed a cursory review of the sanitary sewer report. The NDEP 1s encouraged that the developer
intends to obtain a connection to the samitary sewer system and sewage treatment plant, despite the
uncertainty in the existing and future capacity at the Lemmon Valley WWTP. Just to let you know, the
NDEP will not consider the approval of subdivisions proposing individual septics in Lemmon Valley, due
to shallow groundwater conditions and flooding potential.

The NDEP will require an “Intent-to-Serve™ letter for sewer from Washoe County for review at the
Tentative Map level. For Final Map review, the NDEP will require a formal Will Serve for sewer and
water.

Fegards,

Pat

&
f Y

y .“\, y \.\ Patrick A. Mohn, M.Sc., P.E.
L e UIC Compliance Coordinator
}cé:"; ‘ ‘ Bureau of Water Pollution Contrel (BWPC)
5 Nevada Division of Environmental Protection

N D E P 901 South Stewart Street, Suite 4001
Carson City, NV 89701
p: 775.687.9419 fax: 775.687.4684
pmohn@ndep.nv.gov
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FIEYALDA DIVISIOH O STATE OF NEVADA

Dz tinesk ol Connsepwabion S Blatoral Sesovmeee

o B B
il

B Sl Sencmon
Fibailley Cransipell, Dniea i

v st Safopnge 1 sl

RECEIVY
Fabuary 02, 2018 £ D
FEB 08 2018
Chad Westom
L. WIASHOE CigUkgmy
District Health CML R IT CAEE L T

P.O, Box 11130
Aeno, MY 39520

Re: Tentative Map - Lemman Valley Haights
206 in lots Washoe County

Dear bir. Westom:

The Mevada Division of Environmental Protaction (MDEP) has reviewed the above refarenced subdivision
and recommends denial of said subdivision with respect to water pollution and sewags disposal.

Further review of the Teniative Map requires submittal of the fellowing:

«  Tofurther process this submittal the MDEP requires an intent to sarve or will serve letler from the
municipal sewar sarvice providar,

If you have any quastions regarding this letter piease contact me at (¥75) B87-8417 or
tadams @ndep.nv.gov.

Sincaraly,

gt Ol

Taylor Adams
Tachnical Services Branch
Bureau of Water Pollution Control

co:
Comprehensive Planning P.O, 11130 Reno, NV B9520

Washoae County Department of Water Resources Wtility Division, P.O. Box 11130 Reng, NV 83520
Engineer: Manhard Consulting 8850 Double R Blvd Ste. 101 Reno NY 89521

Control Mo, 11862

G901 5. Stewart Street, Suite L0201 « Carson City, Nevaedz 89701« p: 77568

ARDIOE S RO SR
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WASHOE COUNTY ;;:::T:LT:L :;SETHEH

RENO, NEVADA 89520-0027
COMMUNITY SERVICES DEPARTMENT PHONE (775)328-2600

FAX (775) 328.3699

Jamuary 30, 2018

To: Foger Pelham  MPA, Senior Planner

From: Timothy Simpsen, P.E., Licensed Enginser

Subject: WIM18-001 — Lemmon Valley Heights Tentative Map

The Community Services Department (CSD) has reviewed the subject application and has the
Jfollowing comments:

1. The Applicant iz proposing to develop 2 206-lot subdivision. The proposed project is located on
approximately 128.3 acres at the east end of Patrician Drive, Kess way, and Palace Drive as well as
the southwest comer of Deodar Way and Estates Road  The parcel numbers mclude the followmg:
080-635-01, 080-635-02, 080-730-21, 080-730-35 and 552-210-07.

2. Sanitary sewer service will be provided by Washoee County.

The Communitfy Services Department (CSD) recommends approval provided the following
condifions are met:

1. The azpplicant shall conform to 2l conditions imposed by mtergovernmentzl agreements requirsd to
provide sewer service to the subject project, and, if required, be a2 party to any such zgreements.

2. All fees shell be paid or deferred i 2ccordance with Washoe County Ordinznes prios to the approval of
each final map.

3. Improvement plans shzll be submitted and approved by CSD prior to approval of the fmal map. They
shall b2 m compliance with Washoe County Design Standards and be designed by a Professionzl
Engimeer licenzed to practice in the State of Nevada

4. The applicant shall submit an electronic copy of the street and lot layout for each fnal map at mitial
submittal time. The files must be m 2 format scceptable to Washee County.

h

The applicant shall construct and’or provide the fmancial assuramce for the construction of any on-site
and off-site sanitary sewer collection systems prior to signature on each fnal map. The fmancial
assuranee must be i 2 form and amount acceptable to the CSD.

6. Approved improvement plans shall be used for the construction of cn-site and off-site sanitzry sewer
collection system. The CSD will be responsible to mspect the construction of the sanitary sewer
collection system.

7. The sanitzry sewer collection system must be offered for dedication to Washoe County along with the
recordation of each fnzl map.

EFFECTIVE QUALITY
INTEG“'T"’ @commumcnﬂun @PLIBLI!: SERVICE

AW WASHOFCTHINTY LIS
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Memo to:  Roger Pelham
Subject: WTMLE-001 - Lemmon Yalley Heights

Cate: January 30, 2018
Page: 2
3. Essements and rezl property for 21l sanitary sewer collection systems and appurtenanees shall be

10.

11.

12.

13.

14

zecordance with Washoe County Desipn Stendards and offered for dedication to Washee County
slong with the recordation of each final map.

A master senitmry sewsr report for the entire tentative map shall be prepared and submitted by the
applicant’s enginesr at the time of the nitial submittzl for the first fmzl map which addresses:

a  the estimated sewage flows generated by this project,

b. projected sewage flows from potentizl or exizting development within tributary aress

c. the impact on capacity of existing nfrastrcturs,

d. slope of pipe, mvert elevation and rim elevation for 2ll manheles,

2. proposed collection line sizes, on-site and off-site alipnment, and half-full velocities.

No Certificate of Occupancy will be izsued until 21l the sewer collection facilities necessary to setve

ezch finzl map have been completed, accepted and engimesr prepared as-built drawings are deliversd
to the utility. As-built drawings must be i a format acceptable to Washee County.

No permanent struemres (neluding rockery o reteiming walls, building’s. ete) shell be sllowed within or
upon any County maintzined utility ezsement.

A minimum 30-foot sanitary sewer and access easement shall be dedicated to Washee County over
any facilities not located m a dedicated right of way.

A minimum 12-foot wide all weather sanitary sewer 2ccess road shall be constructed to facilitste
zecess to off-site sanitary sewer manholes.

The developer will be responsible to fund the design and constction of major mfrastrocture such as
pump structures, contrels, telemetry znd appurtensmess. lift stetions, force mams, sewsr mainz,
imnterceptor and wastewater treatment faciliies necessary to zccommoedate the project However, the
actual design will be the responsibility of the CSD. Prier to initiation of design the Developer shall
pay the estimated design costs to Washoe County. The CSD may either provide such design m-house,
of select = outside consultant When an outside consultant is to be selectsd, the CSD and the
Developer shall jointly select that conzultant

. The C8D shall reserve the right to over-size or realign the design of mfrastructure to sccommodate

future development 23 determined by accepted engmeerng calenlations.  Funding shall be the
responsibility of Washoe County. Washoe County shall either porticipate monetarily ot the time of
design ander shall credit an approprizte dellar amount to the Developer at the time of recordation of
the subdivision map.

Page 10 of 23

WTM18-001
EXHIBIT C



Exhibit C WTM18-001

Agency Comments and Conditions

WASHOE COUNTY
HEALTH DISTRICT

ENHANCING QUALITY OF LIFE

January 23, 2018

Roger Pelham

Washoe County Community Services Department
1001 E. Ninth Street, Bldg. A

Reno, NV 89512

Dear Mr. Pelham:

The EMS Oversight Program received an email dated January 22, 2018, requesting a review of the January
Agency Review Memo | regarding the Tentative Subdivision Map Case Number WTM18-001 (Lemmon
Walley Heights).

Based on the documentation provided, it is not anticipated that there would be adverse impacts conceming
EMS and access to healthcare services and facilities with the proposed 206 single family dwelling units.
However, should you need a complete Environmental Impact Assessment, please contact the Washoe
County Health District’s Division of Environment Health Services at (775) 328-2434. This letter does
not constitute a complete Environment Impact Assessment.

Advanced Life Support (ALS) fire and EMS services are provided by Truckee Meadows Fire Protection
District and ALS ambulance services are provided by REMSA through a Franchise agreement with the
Washoe County Health District. For the proposed location of the Lemmon Valley Heights subdivision,
REMSA’s Franchise response requirement for life-threating calls is 8 minutes and 59 seconds for 90
percent of calls.

There is one hospital within proximity to the proposed site of the Lemmon Valley Heights development,
should residents require such services. The Renown Regional Medical Center is approximately 9.5 miles
away from the proposed residential site. There are also several other acute care hospitals and healthcare
resources available in Washoe County.

It is recommended that the address numbers are clearly marked on the curb and the structures so the
residents can be quickly located by public safety agencies. Additionally, please ensure that all dwellings
will meet ADA requirements, as appropriate,

Please feel free to contact me if you have any questions.

Sincerely,
.. L f
{ r.. . ‘."'\_K' 4

\ L
\,

Christina Conti
EMS Program Manager
ceontigdwashoecounty.us

(775) 326-6042

EFIDEMICOLOGY AND PUBLIC HEALTH PREFAREDMNESS

1001 East Minth Street | P.0O. Box 11130 | Reno, Nevada 89520 @
EPHP Office; 775-326-6055 | Fax: 775-325-8130 | washoecounty us/health

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

Public Henlth
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Washoe County
COMMUNITY SERVICES DEPARTMENT

Engineering and Capital Projects Division

Date: January 31,2018

To:  Roger Pelham, Planning and Development Division

From: Leo B. Vesely, PE, Engineenng and Capitol Projects Division
Re:  WTMI1S-001

APN 080-635-01 & 02,080-730-21 & 35,552-210-07
Lemmon Valley Heights (206 Lots)

Eecommended Conditions of Approval

The following conditions of approval should be applied to this proposed project. Conditions in italics are
standard Engmeering Conditions.

GENEERAL CONDITIONS

I, Finalmaps and final consiruction drawings shall complvwith all applicable statutes, ordinances,
rules, regulations, and policies in gffect af the time of submitial of the tentative map or, if
requested by the developer and approved by the applicable agency, those in effect aif the time of
approval ef the final map.

2. Prior to acceptance of public improvemenis and release of any financial assurances, the
developer shall furnizh to the water and sewer provider(z) and Engingering and Capital Projects
Division a complete sef of reproducible as-buili construction drawings prepared by a civil
engineer regisiered in the State of Nevada.

3. The developershall be required to participate in any applicable General Improvement Dizivict or
Special Aszeszment Dizirict formed by Washoe County. The applicable County Department shall
be responsible for determining compliance with this condition.

4. The developershall provide written approval from the US. Postal Service concerning the
installation and tvpe of mail delivery facilities. The system, other than individual mailboxes, must
be shown on the project construction plans and installed az part of the onsite improvemenis. The
County Engineer shall determine compliance with this condition.

¥, A complefe 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 besi management practices (BMP s} and shall include detailed
plans for grading and drainage on each loi, erosion control (imcluding BMF locations and
installation detailz), slope stabilization and mosquito abatement. Flacement or disposal of any
excavated material shall be indicated on the grading plan. The County Engineer shall determine
compliance with this condition.

0. Al openspace 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 mainiained and perpetually funded by the
Homeowners Association. The County Engineer shall determine compliance with thiz condition.

1001 E. 9™ Street - P.O. Box 11130, Reno, Nevada 89520-0027
Phone (F75) 328-2041 - Fax (775) 328-3699
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The maintenance of the commmon areas shall alse be addressed in the CC&Rs fo the satisfaction of
the District Attorney's Qffice.

Any existing easements or utilities that conflict with the developmeni shall be relocated,
guitclaimed and’or abandoned, as appropriate. The County Engineer shall determine compliance
with thiz condition.

=

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

8 Al existing overhead utility lines shall be placed underground, except electric transmiszsion lines
greater than [ 00 kilovolts, which can remain above ground. The County Engineer shall determine
compliance with this condition.

10 With each affected final map, provide written approval from NV Energy for any improvements
located within their eazement or under their facilitics. The County Engineer shall defermine
compliance with this condition.

1. Appropriate easemenis shall be granted for any existing or new utilities, with each affected final
map. This includes, but is not limited, fo electrical lines, water lines, and drainage maintenance
access. The County Engineer shall determine compliance with this condition

12. Appropriate eazements shallbe granted to perpetuate/relocate existing accessroads and easements.
The County Engimeer shall determine compliance with this condition.

13. A design level geotechnical mvestigation with fault study shall be provided with the submittal of
each final map.

14, Cut slopes, fill slopes, and benms shall be zetback from parcellines and access eazementsn
accordance with Washoe County Code Article 438, The County Engineer shall detenmine
complance with this condition.

15. Slope eazements shallbe provided for areas of cut or fill that fall outzide of the subdivision
boundary.

16, TBMWA shall approve any grading n existing waterline easements and anv proposed accessroad
relocations.

17.

DEAINAGE and STORM WATER DISCHARGE PROGRAM
(COUNTY CODE 110.420 and 110.421)

The following are drainage conditions of approval:

I, The conditional approval of this tentative map shall not be construed asz final approval of the
drainage facilities shown on the tentative map. Final approval of the drainage facilities will ocour
during the final map review and will be based upon the final hydrology repori.

2. Prior to finalization of the first final map, a master hvdrologv/hvdraulic report and a master storm
drainage plan shall be submitied to the County Enginesr for approval. The County Engineer shall
determine compliance with this condition.

3. Prior to finalization of any portion of the feniative map, a final, detailed hydrologv/hvdraulic
report for that unit shall be submitted to the County Engineer. All storm drainage improvemenis
necessary fo serve the project shall be designed and comnsirucied fo County standards and
specifications and/or financial assurances in an appropriate form and amount shall be provided.
The County Engineecr shall determine compliance with this condition.

Pagel of §
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4. Any increasze in stormwater runoff resuliing from the development and based on the § vear and
F00 stormiz) shall be detained onzite. The County Engineer shall determine compliance with this
condition.

Y. Standard reinforced comcrete headwalls or other approved altermatives 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 outletz of all culveris to the satizfaction of the Engineering and Capital
FProjects Division.

6. The developer shall provide prefreatment for petrochemicals and silt for all sform drainage
leaving the site to the satisfaction of the Engineering and Capiial Projecis Division.

=

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

& In medians with irvigated landscaping adjacent to the curb, a subdrain system shall be installed a
minimum of one foof behind the backface of curb to infercept drainage from the landscaping. The
svstem shall be tied to the storm drain svstem or an acceptable alternative drainage svstem. The
Couniy Engineer shall deiermine compliance with this condition.

9 Drainage swales that drain more than tweo lofs are not allowed to flow over the curd info the
sireet; these flows shall be intercepied by an accepiable storm drain inlet and routed info the
storm drain system. The County Engineer shall determine compliance with this condition.

I0. A note on the final map shall indicate that all drainage facilities not maintained by Washoe
County shall be privately mainiained and perpetually funded by a homeowners association. As an
altermative to a homeowners association, the developer may reguest the establizhment of a County
Ltilitv Service Area under which fees would be paid for maintenance of the proposed storm
drainaze detention facilitv. The fee amount will be based on the additional service above that
normally provided by the County fo mainiain new stormwaier facilities dedicated by the developer
{Le., curb and gutier, drop inlets and piping). The County Engineer shall determine compliance
with this condition. The maintenance and funding of theze draimage facilities shall alse be
addressed in the CC&Rs to the satisfaction of the District Aitorney's Office.

11 The maximum permizzible flow velocity (that which does not cause scour) shall be determined for
all proposed channels and open ditches. The defermination shall be based on a geotechnical
analvsiz of the channel soil, proposed chamnel lining and channel crozs section, and it shall be in
accordance with accepiable engineering publications/calculations. Appropriate linings shall be
provided for all proposed chanmnels and epen ditches such that the 100-vear flows do not exceed
the maxinum permizsible flow velocitv. The County Engineer shall determine compliance with this
condition.

12, All slepes steeper than 3:1 shall be mechanically stabilized fo control erozion. Az an altermative fo
riprap, an engineered solution (geofabric, etc.) may be acceptable. The County Engineer shall
determine compliance with this condition.

13, Drainage easements shall be provided for all storm runoff that crosses more than one lof. The
County Engineer shall determine compliance with this condition.

14 Maintenance access roadwavs and drainage easements shall be provided for all existing and
proposed drainage facilities. All drainage faciliies located within Comumon Area shall be
constructed with an adjorung muinimum 127 wade gravel acceszs road. Mamtenance access road
zhall be provided to the bottom of proposed detention basins as well as over County owmned and
maintained stonm drammage faciities. Countv Engmeer shall detemmine compliance with this
condition.

15. The project shall nmitizate the mcreased stommwater vohume produced from the development based
on the 100 vear—10 dav storm event. Altematives formutizgation mclude on-site retention wath
mfiltration, excavation ofmatenal within or adjacent to the existing flood zone creating additional

Page3 of 5
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effective flood vohume, or, other means subject to approval by the County Engimeer. For on-site
stonm water retention to be approved, the enmmneer must demonstrate through appropnate analyses
(which mavmclide, but not be mited to, geotechnical mvestization, groundwatertransport
modeling, or other appropriate analvsis)thatnfiltrated storm water nimoffwill not be transnutted
to Swan Lake via groundwater. Excavations for storm water retention bazins shall notbe located
within the 100-vear floodplain or within the sroundwater table or sroundwater table which could
be expected to occur during flood conditions.

16. The project shall mutigate the loss of Swan Lake flood pool volume and flood pool area for any
portion of the development where fill is placed within areas located at or below the current FEMA
dezignated 100-vear water surface elevation or future revised 100-vear flood plain elevation
approved by the County Enmmeer. Mhitization of lost flood pool area shall provide at least
equivalent storrm water volume lost through evaporation.

17. A note shall be added to the final map and sprular language contamed with the project CC&R's
stating that owmners of parcels created by final map wathin this development shall not protest the
formmation of a Stomm Water Utility District, Flood Control District, Special Aszessment District or
other fimding mechamsm which 1= approved and created for the purpose of stomm water and/or
flood water management.

18. The FEMA 100-year floodplain shall be shown on the final map and srading plan to the
satisfaction of the County Engmeer. All grading and construction m these areas shall be m
conformance with the Washoe County Code Article 416.

19 Offsite drainage and comumen area drainage draining onto residential lots shall be perpetuated
around the residential lots and drainage facilities capable of passing a 100-year stonm shall be
constructed with the subdivision improvements to perpetuate the stonm water mnoff to improved
or natural dramage facilities. The mamtenance of these dramage facilities shall be addressed in
the CC&Rs to the satisfaction of the Distnict Attomey’s Office. The County Engmneer shall
determine compliance with this condition.

20.Pror to the finalization of the first final map, a maintenance and operation plan for the
maintenance of the projects detention/retention basins shall be developed in accordance with the
Washoe County Code Article 421.

TRAFFIC AND ROADWAY (COUNTY CODE 110.436)

I All roadway improvemenis necessary to serve the project shall be designed and consiructed to
County standards and specifications andior financial assurances in an appropriate form and
amount shall be provided. The County Engineer shall determine compliance with this condition.

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

3. Proposed landscaping and/or fencing along street rights-of-way and within median islands shall
be designed ifo meei American Association of Siate Highway and Transporiation Officials
(AASHTON sight distances and safety guidelines. No tree shall everhang the curb line of any
public street. The County Engineer shall determine compliance with this condition.

4. For any utilities placed in existing County sireeis, the streeis shall be repaired fo the satisfaction
of the County Engineer. Af a minimum, this will require full depth removal and replacement of
asphalt for halfthe sireet widih, or replacement of non-woven pavement reinforcing fabric with a
2" asphalt overlay for half the sivest width. Tvpe IT slurry seal is reguired for the entire sireet
width with either option. Full width streef improvements may be required i the proposed utility
location is too close to the centerline of the exisiing street.

=
'

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

Page 4 of 5
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AASHTO clear zomes shall be determined for all sireets adiacent fo retaining walls or slopes
steeper than 3:1. If a recoverable or traversable claar zone cannot be provided, an analyziz fo
determing if barriers are warranted shall be submitied for approval The County Enginesr shall
determine compliance with this condition.

All retaining walls that are within the slope failure wedge from Washoe County right-of-way shall
be constructed of reinforced masonry block or reinforced concrate and designed by an enginser
licenzed in the Siate of Nevada The Countv Engineer shall determine compliance with this
condition. The mammtenance of the retaining walls shall be by Homeowners Association and the
CCER’s shall clearly identify the HOA's mamtenance responsibilities of retaining walls

No retaining walls that retain soil from the County right-of-way shall be located within a plowed
snow sierage easement. The County Engineer shall determine compliance with this condition

Mo direct access from mdividual lots shall be allowed onto Lemumon Dnve, Deodar Wavy and
Estatez Foad.

Deodar Way shall be constructed to residential collector standards.

. Deodar Way shall be constructed to half street improverments from Street *A’ to Estates Foad.
12.

With Approprate curve waming signs and’/or alower speed limit shall be detenmined and posted
on all herizontal roadway curves that do not meet the standard Washoe County 23-mile per hour
design speed. The minimmum centerline radius allowed shall be 100°. The County Engneer shall

determine compliance with this condition.

Appropriate transitions shall be provided between the existing and proposed improvements at all
proposed street connections. Thizs mav mclude removal of existing pavement. The County
Engineer shall determine compliance with this condition.

A note shall be added to the final map and sinmular language contained with the project CC&R s
stating that access to the site may be limited during flood events to emergency access routes.

. Provide a minimum penmanent paved emergency access road along Deodar or other approved

alimmment extendng to Arkansas Dnve which will allow for ingress and egress in the event of
Lemmon Dnve closure.
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- REGIOMAL TRANSPORTATION COMMISSION
Metropolitan Planning « Public Transportation ¢ Operations « Engineering & Construction
“"--J Metropalitan Planning Orgenization of Washoe County, Mevada

February 1, 2018 FR: Chrona/PL 18317

Mr. Roger Pelham, Senior Planner and
Community Services Department
Washoe County

PO Box 11130

Reno, MV 88520

RE: WTM18-001 (Lemmon Valley Heights)
Dear Mr. Pelham,

We have reviewed the subject application and have the following comments and recommendations.

Comments and Recommendations:

1. Please have the developer contact Tina Wu, RTC Senior Transit Planner, at 775-335-1908
or twu@ricwashoe com, to discuss future transit improvements for this project.

2. The 2040 Regicnal Transportation Plan (RTFP) identifies Lemmen Drive as an arerial with
Mederate-Access control.  To maintain arterial capacity, the following RTP access
management standards should be maintained.

Standards-Arterials’ and GDIJB

Minimurm
; | mph spacing witum L
il 1590 feet | pochets o signal
Qn-gireal parking shall not b allwed an @y new aterals. Elminaton of easting on-street parking shall be considered a priarity for major
And mirde prinnals operating a ar belw the policy el of sendoe.

T pisimum sgnal apRsEng i lor plannieg purpaaes only. addtiansl Analysis must be mada of proposed new signals in the conbed of
plarmned ized intersections, and other relevant facion impacing camdor leved of servics.

! Minimum spacing from signalized inlersectionaspacing other difveways

*  H there an: mone Bhan 83 inbaund, right-lum maovemenis during Ehe pek-four.

3. The policy Level of Service (LOS) standard for Lemmon Drive is LOS D. Policy LOS for
intersactions shall be designed to provide a level of service consistent with maintaining the
palicy level of service of the intersection comidor. This project should be required to meet
all the conditions necessary to complete road improvements to maintain policy LOS
standards.

4. The RTP identifies Lemman Drive from Fleetwood Drive to Arkansas Drive to be widened
from 2 to 4 lanes in the 2022-2028 timeframe. This project should be required to meet all
the conditions necessary to complete road improvements to maintain policy LOS

RTC Board: Ron Srith (Chair) + Bab Lucey [Viee Chair) - Paul Mekenzie - Vaughn Hasturg - Mecma Janden
FO Box 30002, Reno, NV B3E20 « 1106 Tenminal Way, Reno, NV B850Z - TT5-348-0400 + nowashos.com
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Exhibit C WTM18-001
Agency Comments and Conditions

Page 2 WTM18-001 (Lemmon Valley Heights)

standards. Dedication of right of way or setbacks adequate to complete RTP
improvements should be required as a condition of approval. See the attached typical 98'
right of way section for a 4-lane facility. Additional right of way may be required for
dedicated turn lanes at infersections.

The applicant may be eligible for a credit against the RRIF for right-of-way and/or
construction of improvemnents to Lemmon Dr. To be eligible for a RRIF Waiver against the
RRIF program, capital improvements must be included in the RRIF CIP. A letter
requesting to enter into a RRIF Offset Agreement must be submitted prier to the initiation
of work with a fully executed agreement in place before completion of work on the
improvements. Questions regarding the RRIF program should be directed to Julie
Masterpool, RTC Engineering Manager (775-348-0171),

The proposed tentative map shows a total of 206 single family detached homes with 80
dwelling units in the northerly portion of the site and B4 dwelling units in the southerly
portion. Access to the northerly site will be via Deodar Way and Estates Drive to Lemmon
Drive. Access to the southerly site will be via extensions of Palace Drive, Kess Way, and
Patrician Drive,

The traffic study prepared by Solaegui Engineers and submitted with the application
reviewed project impacts to the intersections of Lemmeon Drive/Deodar Way and Lemmon
Drive/Patrician Drive for the Model Year 2028 plus project volumes. All existing
intersections are shown to perform within policy level of service with the proposed

project.

Thank you for the opportunity to comment an these applications. Please feel free to contact me at
T75-332-0174 or email me at tkapuler@ricwashoes.com if, you have any questions or comments.

Sincergly, -
~ £

Rebecca Kapuler
Planner

Attachment

RESm

Copies: Mojra Hauenstein, VWashoe County Community Services

Trevor Lloyd, Washoe County Community Services

Jae Pullen, MNevada Department of Transportation, District I1
Daniel Doenges, Regional Transportation Commission

Tina Wu, Regional Transportation Commission

Mark Maloney, Regional Transportation Commission

Julie Masterpool, Regional Transportation Commission
David Jickling, Regional Transportation Commission

/HTT Lemman Valley Heighis
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TYPICAL 4-LANE RIGHT-OF-WAY SECTION
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From: Steve Shell

To: Pelham, Roger

Subject: WTM18-001

Date: Monday, February 12, 2018 1:29:31 PM

No water has been committed for this project. No other comments.

State of Nevada
Department of Conservation & Natural Resources

Division of Water Resources

Jason King, P.E., State Engineer

Steve Shell
Watey Recource Spectallet I

Nevada Dept of Conservation & Natural Resources
Division of Water Resources

901 S. Stewart St., Ste. 2002

Carson City, NV 89701

Phone: 684-2836

Fax: 684-2811

sshell@water.nv.gov

rater Nv.gov
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WASHOE COUNTY
HEALTH DISTRICT

EMHANCING QUALITY OF LIFE

February 6, 2018

Roger Pelham, MPA, Senior Planner
Washoe County Community Services
Planning and Development Division
PO Box 11130

Reno, NV 83520-0027

RE:  Lemmen Valley Heights; APN 080-635-01
Tentative Subdivision; WTM18-001

Dear Mr. Pelham:

The Washoe County Health District, Environmental Health Services Division (WCHD) has reviewed
the above referenced project. Approval by the WCHD is subject to the following conditions:

Tentative Map Review and Final Map Conditions per NAC 278

The WCHD requires the following conditions to be completed prior to review and approval of
any final map:

1. Prior to any final grading or other civil site improvements, a complete water system plan and
Water Project submittal for the referenced proposal must be submitted to Health Distnct. The plan
must show that the water system will conform to the State of Nevada Design, Construction,
Operation and Maintenance Regulations for Public Water Systems, NAC Chapter 4454, and the
State of Nevada Regulations Govermning Review of Plans for Subdivisions, Condominiums, and
Planned Unit Developments, NAC 278 400 and 278 410.

a. The application for a Water Project shall conform to the requirements of NAC 4454 66695,

b. Two copies of complete construction plans are required for review. Al 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 final grading, utilities, and improvements for the proposad
application.

2 Mass grading may proceed after approval of the Tentative Map and after a favorable review by
this Health District of a grading permit application.

a. The final map submittal shall include a Truckee Meadows Water Authonty annexation and
discovery with the mass grading pemit.

3. Improvement plans for the water system may be constructed pnior to final map submittal onby
after Water Project approval by this Health Distnict.

a. For improvement plans approved prior to final map submittal, the Developer shall provide
certification by the Professional Engineer of record that the improvement plans were not
altered subsequent to final map submittal.

ENVIROMMENTAL HEALTH SERVICES
1001 East Ninth Street | P.O.Box 11130 1 Reno, Nevada 89520
775-328-2434 | Fax: 775-328-6176 | washoecounty.us/health

Serving Reno, 3parks and all of Washoe County, Nevada | Washoe County is an Equal Opportunity Employer Public Health
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Lemmaon Yalley Heights; APN 080-635-01
Tentative Subdivision; WTh18-001

Page 2

b. Any changes to previously approved improvement plans made prior to final map submittal
shall be resubmitted to this Health District for approval per NAC 278.290 and NAC
4454 66T15.

The WCHD requires the following to be submitted with the final map application for review
and approwval:

1.

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

Prior to approval of a final map for the referenced project and pursuant to NAC 278.370, the

developer must have the design engineer or a third person submit to the satisfaction this Health

District an inspection plan for penodic inspection of the construction of the systems for water

supply and community sewerage. The inspaction plan must address the following and be

included with the final map submittal:

a. The inspection plan must indicate if an authonzed agency, city or county is performing
inspection of the construction of the systems for water supply and community sewerage;

b. The design engineer or third person shall, pursuant to the approved inspection plan,
penodically certify in writing to this Health District that the improvements are being installed in
accordance with the approved plans and recognized practices of the frade;

c. The developer must bear the cost of the inspactions; and

d. The developer may select a third-person inspector but the selection must be approved by the
Health District or local agency. A third-person inspector must be a disinterested person who
is not an employee of the developer.

Prior to final map approval, a "“Commitment for Service” letter from the sewage purveyor

committing sewer service for the entire proposad development shall be submitted to this Health

District. The letter must indicate that the community facility for treatment will not be caused fo

exceed its capacity and the discharge permit requirements by this added service, or the facility

will be expanded to provide for the added senvice.

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

Prior to final map approval, a “Commitment for Water Senvice” letter from the water purveyor

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

this Health District.

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

The final map submittal must include a letter from Nevada Division of Environmental Protection to

the Hellth District certifying their approval of the final map.

The final map application packet must include a letter from Division of Water Resources certifying

their approval of the final map.

Pursuant to NAC 278.360 of the State of Nevada Regulations Goveming Review of plans for

Subdrasion, Condominiums, and Planned Unit Developments, the development of the

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

a. Construction plans shall dearly show how the subdivision will comphy with NAC 278.360.

Prior to approval of the final map, the applicant must submit to the Health District the final map

fee.

All grading and development activities must be in compliance with the DBOH Regulations
Govemning the Prevention of Vector-Bome Diseases.
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Lemmaon Valley Heights; AP 080-635-01
Tentative Subdivision; WTh18-001

Page 3

If you have any questions or would like clarfication regarding the foregoing, please contact Wes
Rubio, Senior Environmental Health Specialist at wrubio@washoecounty.us regarding all Health
Distnict comments.

Sincerely,

James English, REHS, CP-FS
EHS Supervisor
Waste Management/Land Development Programs

JEwr
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Exhibit E

Fronu: sandi.mcoue@charter.net

To: Pelham. Roger

Subject: Questions RE: Case #WTM18-001 [Lemman Valley Heights)
Data: Friday, February 09, 2015 12:04:22 PM

nMr. Pelham,

Please email us the schedule for meetings regarding proposal #WTM18-001
(Lemmon Valley Heights). My husband and | are home owners on kess Ct., Lemmon
Valley, and have several concems with the proposed development adjacent to our
neighborhood.

COur first and most pressing concem is that after reviewing the tentative map we are
ane of four homeowners who may lose access to our alleyway. After spending
thousands of dollars creating RY and trailer parking in our backyard, we are
concemed that the map shows a house blocking our alley. How will access for our
RV vehicles and the large telephone and cable trucks who also use the alley be
handled?

We are also concerned with overcrowding due to reduced setbacks. This
neighborhood was built on approx. 1/3 acre lots and lends itself to a quiet rural
lifestyle. That many homes on much smaller lots with much narmower streets will
cause traffic congestion and could cause noise and light pollution.

Although we are concemed that the rerouting of Patrician to the south onto Kess Way
may block back access to Golden Valley, we are more concemed that a main
thoroughfare for traffic coming from Golden Valley could be paved and would be
funneled down the narrow, often child-filled neighborhood Kess Way.

Any clarification on this issues would be appreciated. We will be attending all
meetings until these issues have been resolved. We will be presenting the
information to those other home owner who share our alleyway and hope that legal
assistance won't be necessary to protect our alley access.

Thank you for your assistance,

David and Sandra McCue
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WTM18-0001 Lemmon Valley Heights Project Site
CURRENT i E
KEY ORIGINAL UNITS UNITS K u 5
PROJECT NAME CASE # EXPIRATION
(Label) APPROVAL DATE DATE APPROVED | REMAINING 4 ?NLM_G_C A\RRAN BLVD Cg
10 ' GOLDEN MESA WIM16-002 03/08/2017 03/08/2021 115 115 E
12 |LaDERA RANCH T™MO05-011 07/05/2005 07/05/2017 356 250 . 2 \‘
17 | SILVER HILLS T™09-001 04/05/2011 02/28/2022 680 680 C
TOTALS 1,151 1,045

®

Planning and Development
Community Services Department
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0 0.5
I
Miles

WASHOE COUNTY

Approved Residential Subdivisions
NORTH VALLEYS VICINITY

NEVADA

Post Office Box 11130
Reno, Nevada 89520

December, 2016

(775) 328-3600

G:\arcdata\projects\approve_unb\SWTM_App_unbuilt_Dec2016.mxd

SOURCE: Community Services Department, Planning and Development Division
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