
Planning Commission Staff Report 
Meeting Date:  March 6, 2018 Agenda Item:  8A 

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

Applicant: JDS LLC  

Property Owner: JDS LLC and Jennifer Jory and Sunrinder
Preet 

Location: 1200 Estates Road 

APNs: 080-635-01, 080-635-02, 080-730-35, 080-
730-21, and 552-210-07

Parcel Size: ± 128.5 acres total
Master Plan 
Categories: Rural (R) and Suburban Residential (SR) 

Regulatory 
Zones: 

General Rural (GR, ±59.95 acres, 1 dwelling 
per 40 acres) and Medium Density Suburban 
(MDS, ±68.64 acres, 3 dwellings per acre) 

Area Plan: North Valleys 
Citizen Advisory 
Board: North Valleys 

Development 
Code: 

Authorized in Article 608, Tentative 
Subdivision Maps and Article 408, Common 
Open Space Development 

Commission 
District: 5 – Commissioner Herman 

Section/Township/Range: 34 and 35, T21N, R19E
MDM, Washoe County, NV 

STAFF RECOMMENDATION 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE 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 
Development Code Section 110.608.25 

(Motion with Findings on Pages 13 and 14) 
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The complete application for this project can be viewed at: http://bit.ly/2npyEGc 
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Detail Site Plan (Northern Development Area) 
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Detail Site Plan (Southern Development Area) 
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Tentative Subdivision Map Explanation 
The purpose of a Tentative Subdivision Map is: 

• To allow the creation of saleable lots;

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

• 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.

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

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

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

The Conditions of Approval for Tentative Subdivision Map Case Number 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 
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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 trail 
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 
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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 
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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 

• 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 
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• 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. 

• Washoe County Sheriff’s 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 

• 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 

• 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 

• 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 

• 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.
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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.
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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 Facilities Management System;
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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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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. All open space shall be identified as common area on the final map. A note on 
the final map shall indicate that all common areas shall be privately maintained 
and perpetually funded by the Homeowners Association. The County Engineer 
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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 

l. 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. 

o. 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) 
 

q. 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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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. 

z. 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. 

gg. 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.  
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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. 

jj. 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. 

ll. 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 II slurry seal is required for the entire street width with either 
option. Full width street improvements may be required if the proposed utility 
location is too close to the centerline of the existing street. 

oo. 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. 

qq. 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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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. 

l. 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.  
• Applicant / Property Owner: JDS LLC/Derek Larson, Jennifer Jory and Surinder Preet  
• Applicant’s Representative: Karen Downs, Manhard Consulting, 775-746-350, kdowns@manhard.com  
• 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.)  
• Assessor’s Parcel Number(s): 080-635-01,02; 080-730-35; 080-730-21; 552-210-07  
• Staff: Senior Planner Roger Pelham, 775-328-3622, rpelham@washoecounty.us  
• Reviewing Body: Tentatively scheduled for Planning Commission, March 6, 2018.  
 
Chris Baker, project representative gave a project overview 

• Proposing development on MDS 
• 128 total acres with 90 acres of open space 
• 206 dwelling units proposed 
• Chris spoke about Hydrology - the developers looked for additional storage for retention/detention 

basins. 7 basins.  
• He said they aren’t doing the bare minimum. He said they are proud from a hydrology stand point.  
• Public outreach: neighborhood meetings, notifications 
• Pre-development flows: 23 acre feet of volume goes to Swan Lake 
• Post-development flows: Reduce by 40%, 14 acre feet volume of water would flow into Swan Lake 
• The development would offset adjacent problems of flows 
• No post development flows increase and it will help with other development issues. 
• Cutting the CFS flows in the ditch. 
• Working with Cardo to develop the hydrology study 
• Meets the Lemmon Valley modifier.  
• No parcel will be smaller than the adjacent parcel.  
• Same size properties next to each other.  
• Significant open space, retention/detention. Smaller lots are moved away from current development.  
• Perpetuating access from nearby neighborhoods. There will be dedicated access to adjacent 

neighborhoods.  
• 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. 

• He said he can address issues with access and work with current neighbors on the easement.  
• 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.  
• Chris addressed concerns with Patrician and Kess. Majority of traffic will go to Patrician. He said the 

goals is to split up the traffic. 
• 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. 

• 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.  

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

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

• 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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