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TENTATIVE SUBDIVISION MAP CASE NUMBER: WTM18-005, Autumn Wood Phase 2 
SPECIAL USE PERMIT CASE NUMBER: WSUP18-0005, Jeppson Lane Storm Water Detention Basin 

BRIEF SUMMARY OF REQUEST: Seventeen-lot common open space, single-family residential 
subdivision and major grading to facilitate construction of storm water detention improvements. 

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

CASE DESCRIPTIONS 

Tentative Subdivision Map Case Number WTM18-
005 (Autumn Wood Phase 2) – For possible action, 
hearing, and discussion to approve a tentative 
subdivision map for a 17-lot, common open space, 
single-family residential subdivision. The maximum 
allowable residential density in the zone is 3 dwellings to 
the acre. The applicant is proposing 2.91 dwellings to 
the acre. The request also includes reducing the 
required side yard setbacks from 8 feet to 0 feet on one 
side of each lot to allow for a shared common wall as 
this project is proposed to be a townhome development. 

Special Use Permit Case Number WSUP18-0005 
(Jeppson Lane Storm Water Detention Basin) – For 
possible action, hearing, and discussion to approve a 
special use permit for Major Grading of approximately 
5.83 acres and approximately 28,000 cubic yards of 
excavation, part of which is within the Sensitive Stream 
Zone Buffer Area of Whites Creek. The grading is 
proposed for construction of off-site storm water 
detention improvements in association with the Autumn 
Wood residential subdivision. 

Applicant/Property Owner: D.R. Horton
Location: West side of Jeppson Lane, approximately 500 feet north of its intersection with 

Zolezzi Lane 
APN: 162-010-31
Parcel Size: ±5.83 acres
Master Plan: Suburban Residential (SR)
Regulatory Zone: Medium Density Suburban (MDS)
Area Plan: Southwest Truckee Meadows
Citizen Advisory Board: South Truckee Meadows/Washoe Valley
Development Code: Authorized in Articles: 408, Common Open Space Development; 418, Significant

Hydrologic Resources; 438 Grading and 608 Tentative Subdivision Maps
Commission District: 2 – Commissioner Lucey

WTM18-005 & WSUP18-0005 
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STAFF RECOMMENDATIONS 

APPROVE APPROVE WITH CONDITIONS DENY 

POSSIBLE MOTIONS 

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, with conditions included 
at Exhibit A, Tentative Subdivision Map Case Number WTM18-005 for DR Horton, having made all ten findings 
in accordance with Washoe County Code Section 110.608.25 and having addressed the special review 
considerations as required by Washoe County Code Section 110.418.30. 

AND 

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, with conditions included 
at Exhibit B, Special Use Permit Case Number WSUP18-0005 for DR Horton, having made all five findings in 
accordance with Washoe County Code Section 110.810.30 and one finding in accordance with the Southwest 
Truckee Meadows Area Plan. 

(Motions with Findings on Page 15) 
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The technical reports submitted with the project application are very lengthy.  To review the complete 
project application with technical reports on-line go the web address below or contact Planning at 328-
3600 to have a copy sent by email or for a paper copy. 

https://www.washoecounty.us/csd/planning_and_development/applications/files-planning-
development/comm_dist_two/2018/files/WTM18-005_ap.pdf  
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Tentative Subdivision Map 
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 WTM18-005 are attached 
to this staff report and will be included with the Action Order if approval is granted by the Planning 
Commission. 

The subject property has a regulatory zone category of Medium Density Suburban (MDS), which 
allows a maximum density of three dwellings per acre. The subject property is ±5.83 acres in size. 
The maximum number of dwellings allowed on the site is 17. The applicant is requesting to develop 
17 dwellings. 
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Special Use Permit  
The purpose of a Special Use Permit is to allow a method of review to identify any potential harmful 
impacts on adjacent properties or surrounding areas for uses that may be appropriate within a 
regulatory zone; and to provide for a procedure whereby such uses might be permitted by further 
restricting or conditioning them so as to mitigate or eliminate possible adverse impacts. If the 
Planning Commission grants an approval of the Special Use Permit, 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 permit issuance (i.e. a grading permit, a building permit, etc.) 

• 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 business or project. 

The Conditions of Approval for Special Use Permit Case Number WSUP18-0005 are attached to this 
staff report and will be included with the Action Order, if approval is granted by the Planning 
Commission. 

The subject property is designated as Medium Density Suburban (MDS).  The proposed major 
grading is permitted in all zoning categories with a special use permit per WCC 110.438.35.  
Therefore the applicant is seeking approval of this SUP from the Planning Commission.  
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Vicinity Map 

 
WTM18-005 & WSUP18-0005 - AUTUMN WOOD



Washoe County Planning Commission  Staff Report Date: June 15, 2018 
 

    
Tentative Subdivision Map Case Number WTM18-005 and Special Use Permit Case Number WSUP18-0005 

Page 7 of 16 

Site Plan 
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Grading Plan 
  

 
WTM18-005 & WSUP18-0005 - AUTUMN WOOD



Washoe County Planning Commission  Staff Report Date: June 15, 2018 
 

    
Tentative Subdivision Map Case Number WTM18-005 and Special Use Permit Case Number WSUP18-0005 

Page 9 of 16 

Project Evaluation 
This is a proposal to develop Autumn Wood Phase 2, a 17-lot single-family townhome subdivision 
with common open space.  This proposed tentative map will be a continuation of Autumn Wood 
Phase 1 which is a 47 lot townhome development which was previously approved by the Planning 
Commission. Lot sizes are proposed to range from a minimum of 3,800 square feet to a maximum of 
5,372 square feet with an average lot size of 5,014 square feet. Townhomes will share a common 
wall. Standard building setbacks for the Medium Density Suburban zone of 20 feet in the front and 
rear will be maintained. This tentative map will be a townhome development and will require a zero 
lot line setback on one side of each lot to allow for a common lot-line and common wall for 
townhome structures. The common open space is approximately 5.83 acres, which constitutes 
approximately 2/3 of the subject site. The common area will be substantially encumbered by the 
required storm water detention improvements. The site is bounded on the west by the Montessori 
School, Jeppson Lane and residential uses to the east, vacant land that includes Whites Creek to 
the north, and the original Autumn Wood subdivision to the south. This tentative subdivision map 
constitutes a continuation of the Autumn Wood project. The proposed storm water detention basins 
and the associated special use permit for major grading are necessary for development of that 
project in addition to the proposed subdivision. 

All internal streets are proposed to be private, and will not allow curbside parking.  Sidewalks/walking 
paths will be provided throughout the common areas. 

The subject site is essentially flat. There are a significant number of trees along the southern 
property line and within the southeastern part of the subject site. Preservation of trees is included as 
a recommended condition of approval. Preservation of trees will help to mitigate the visual impact of 
the proposed development toward the existing residences to the east and will help to maintain some 
of the character of the existing site so that a greater harmony with the existing character of the 
surrounding area may be achieved. 

Because the proposed subdivision is a continuation of Autumn Wood, which was approved in 2006 
(but has not yet been constructed) it is the opinion of staff that the proposed use is compatible with 
the surrounding area. 

Grading proposed for storm water detention improvements is significant and will comprise some 2/3 
of the subject site. This is necessary not only for the current subdivision, but also to serve the 
previously-approved subdivision, to the south, Autumn Wood. Detention facilities are proposed to be 
graded at slopes of 3 Horizontal to 1 Vertical (3:1) or flatter, and are proposed to include stabilization 
by means of rip-rap (angular rock 6” to 12” in sized, placed to line the drainage features). This is in 
conformance with the applicable provisions of Article 438, Grading, of the Washoe County 
Development Code. 

A small part of the grading is proposed to be done within the Sensitive Stream Zone Buffer Area 
(SSZBA) of Whites Creek. For this reason special review considerations are required by Article 418, 
Sensitive Hydrologic Resources, of the Washoe County Development Code. Those considerations 
are addressed in the special use permit application on pages 6 and 7. Generally speaking, 
disturbance within the SSZA is minimal, and staff is satisfied that the proposed measures are 
prudent and responsible. Additional recommended conditions of approval have been included to 
require that all rip-rap areas be stained with a simulated desert varnish product so that newly placed 
rocks appear to blend with the surrounding area. Temporary irrigation of all revegetation areas is 
required, and temporary construction fencing along the north property line is required to limit any 
unintentional encroachment adjacent to Whites Creek. 

A part of the proposed storm water detention facility is a channel (v-ditch) across property owned by 
Washoe County Parks and zoned Open Space. Washoe County Engineering has included a 
recommended condition of approval to require approval by the parks commission of any grading in 
that area. Planning staff is in agreement with this condition and has included a condition to require 
that in final design of the subdivision the v-ditch be replaced with a buried culvert so that long-term 
impact of the grading is mitigated as the disturbed area is revegetated. 
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Subject site, looking West from Jeppson Lane 

 
WTM18-005 & WSUP18-0005 - AUTUMN WOOD



Washoe County Planning Commission  Staff Report Date: June 15, 2018 
 

    
Tentative Subdivision Map Case Number WTM18-005 and Special Use Permit Case Number WSUP18-0005 

Page 11 of 16 

 
Overhead Photo of Subject Site 

South Truckee Meadows / Washoe Valley Citizen Advisory Board (STM/WV CAB) 
The proposed project was presented by the applicant’s representative at the regularly scheduled 
Citizen Advisory Board meeting on June 14, 2018.  There were no comments either positive or 
negative from the citizens in attendance. The attached CAB voted to recommend support of these 
requests as long as they comply with County requirements. Jason Katz seconded the motion to 
recommend approval. Motion passed unanimously.  
 
Reviewing Agencies 
The following agencies received a copy of the project application for review and evaluation. 

• Washoe County Community Services Department 

o Planning and Building Division 

o Engineering and Capital Projects Division 

o Utilities/Water Rights  
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o Parks and Open Spaces 

• Washoe County Health District  

o Vector-Borne Diseases Program 

o Environmental Health Services Division 

• Washoe County Regional Animal Services 

• Washoe County School District 

• Truckee Meadows Fire Protection District 

• Regional Transportation Commission 

• Reno-Tahoe Airport Authority 

• Nevada Department of Transportation 

• City of Reno 

• City of Sparks 

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

• Washoe County Planning and Building Division addressed tree preservation, revegetation of 
disturbed areas and visual mitigation of the project. 

Contact:  Roger Pelham, 328-3622, rpelham@washoecounty.us 
 

• Washoe County Engineering and Capital Projects Division addressed technical 
considerations for final maps, compliance with applicable Code provisions for drainage, 
traffic, roadways and utilities. 

Contact:  Leo Vesely, 328-3600, lvesely@washoecounty.us 
 

• Washoe County School District provided information indicating that all schools potentially 
effected by additional students from the proposed development are under capacity at this 
time and will remain under capacity after additional students are included. 

Contact:  Brett Rodela, 325-8303, brett.rodela@washoechschools.net  
 

• Washoe County Health District addressed technical considerations regarding address 
numbers, water, sewer, and vector-borne diseases. 

Contact:  Wes Rubio, 328-24634, wrubio@washoecounty.us 
 

• Washoe County Water Management Planning addressed the requirement for a will-serve 
letter from the water purveyor. 

Contact:  Vahid Behmaram, 328-3600, vbehmaram@washoecounty.us 
 
Staff Comment on Required Tentative Subdivision Map Findings  
WCC 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. 
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 Staff Comment: The type and number of proposed dwellings are consistent with the Master 
Plan and regulatory zone designation. 

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

 Staff Comment: The type and number of proposed dwellings are consistent with the Master 
Plan and regulatory zone designation. 

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

 Staff Comment: The proposed project is a continuation of the Autumn Wood subdivision and 
continues the development pattern of that previously-approved subdivision. 

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

 Staff Comment: Provision of all public facilities in accordance with Article 702, Adequate 
Public Facilities Management System is required prior to approval of any final map. 

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: Because the large majority of the proposed subdivision and improvements 
are located outside of the Sensitive Stream Zone Buffer area it is the opinion of staff 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. 

 Staff Comment: Compliance with all applicable provisions of the Health Code is required prior 
to approval of any final map. 

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

 Staff Comment: The design of the subdivision 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. Public pedestrian access will be provided from Jeppson lane to the 
Washoe County Open Space adjacent to Whites Creek. 

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: Public pedestrian access will be provided from Jeppson lane to the Washoe 
County Open Space adjacent to Whites Creek. 

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

 Staff Comment: No public land or improvements are proposed to be dedicated to the County. 
All internal roadways are proposed to be private. 

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. 
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Staff Comment on Required Special Use Permit Findings 
WCC Section 110.810.30, Article 810, Special Use Permits, requires that all of the following findings 
be made to the satisfaction of the Washoe County Planning Commission before granting approval of 
the request.  Staff has completed an analysis of the special use permit application and has 
determined that the proposal is in compliance with the required findings as follows. 

1. Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Southwest Truckee Meadows Area Plan. 

 Staff Comment: Area Plan policy SW.2.15 says, “Clustering of density to facilitate the 
efficient use of infrastructure and maintenance of habitat and open space is appropriate.” 
The proposed development utilizes clustering of density. There are no Southwest Truckee 
Meadows Area Plan policies that prohibit major grading for the purpose of creating storm 
water detention facilities. 

2. Improvements.  That adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed improvements 
are properly related to existing and proposed roadways, and an adequate public facilities 
determination has been made in accordance with Division Seven. 

 Staff Comment: The proposed special use permit is for the creation of necessary facilities for 
drainage. 

3. Site Suitability.  That the site is physically suitable for major grading for the purpose of 
creating storm water detention facilities, and for the intensity of such a development. 

 Staff Comment: The elevation of the proposed grading and the adjacency to a natural 
drainage way (Whites Creek) demonstrates that the site is physically suitable for major 
grading for the purpose of creating storm water detention facilities, and for the intensity of 
such a development. 

4. Issuance Not Detrimental.  That issuance of the permit will not be significantly detrimental to 
the public health, safety or welfare; injurious to the property or improvements of adjacent 
properties; or detrimental to the character of the surrounding area. 

 Staff Comment: The proposed special use permit is for the creation of necessary facilities for 
storm water detention and drainage, these improvements will not be significantly detrimental 
to the public health, safety or welfare; injurious to the property or improvements of adjacent 
properties; or detrimental to the character of the surrounding area. 

5. Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect on 
the location, purpose or mission of the military installation. 

 Staff Comment: There is no military installation within the area required to be noticed for this 
special use permit, therefore there can be no detrimental effect. 

6. Community Character. The Community Character as described in the SWTM character 
statement can be adequately conserved through the mitigation of any identified potential 
negative impacts. 

Staff Comment: Conditions of approval have been provided to address all identified negative 
impacts. 

Recommendation 
Those agencies which reviewed the applications recommended conditions in support of approval of 
the project.  Therefore, after a thorough analysis and review, Tentative Subdivision Map Case 
Number WTM18-005 and Special Use Permit Case Number WSUP18-0005 are being recommended 
for approval with conditions. Staff offers the following motion for the Commissions consideration. 
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Motions 
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, 
with conditions included at Exhibit A, Tentative Subdivision Map Case Number WTM18-005 for DR 
Horton, having made all ten findings in accordance with Washoe County Code Section 110.608.25 
and having addressed the special review considerations as required by Washoe County Code 
Section 110.418.30:  

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; 

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. 

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, 
with conditions included at Exhibit B, Special Use Permit Case Number WSUP18-0005 for DR 
Horton, having made all five findings in accordance with Washoe County Code Section 110.810.30 
and one finding in accordance with the Southwest Truckee Meadows Area Plan:  

1) Consistency.  That the proposed use is consistent with the action programs, policies, 
standards and maps of the Master Plan and the Southwest Truckee Meadows Area Plan; 

2) Improvements.  That adequate utilities, roadway improvements, sanitation, water supply, 
drainage, and other necessary facilities have been provided, the proposed improvements 
are properly related to existing and proposed roadways, and an adequate public facilities 
determination has been made in accordance with Division Seven; 

3) Site Suitability.  That the site is physically suitable for type of development, i.e. a bed and 
breakfast inn, etc., and for the intensity of such a development; 

4) Issuance Not Detrimental.  That issuance of the permit will not be significantly detrimental to 
the public health, safety or welfare; injurious to the property or improvements of adjacent 
properties; or detrimental to the character of the surrounding area;  

5) Effect on a Military Installation.  Issuance of the permit will not have a detrimental effect on 
the location, purpose or mission of the military installation. 
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6) Community Character. The Community Character as described in the SWTM character 
statement can be adequately conserved through the mitigation of any identified potential 
negative impacts. 

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. 

 
Applicant / Owner: D.R. Horton, Attn: Tom Warley, 5588 Longley Lane, Reno, NV 89511 
 
Representatives: John Krmpotic, 1 East 1st St, Suite 1400, Reno, NV 89501 
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Exhibit A 
Conditions of Approval 
Tentative Subdivision Map Case Number WTM18-005 

 
 
The project approved under Tentative Subdivision Map Case Number WTM18-005 shall be 
carried out in accordance with the Conditions of Approval granted by the Planning Commission 
on July 3, 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 the recordation of a final parcel map.  The agency responsible for determining 
compliance with a specific condition shall determine whether the condition must be fully 
completed or whether the applicant shall be offered the option of providing financial assurance.  
All agreements, easements, or other documentation required by these conditions shall have a 
copy filed with the County Engineer and the Planning and Building Division.   

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

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

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

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

• Prior to recordation of a final map. 

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

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

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

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

• The DISTRICT BOARD OF HEALTH, through the Washoe County Health 
District, has jurisdiction over all public health matters in the Health District.  
Any conditions set by the Health District must be appealed to the District 
Board of Health. 
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• The RENO-TAHOE AIRPORT AUTHORITY is directed and governed by its 
own Board.  Therefore, any conditions set by the Reno-Tahoe Airport 
Authority must be appealed to their Board of Trustees.   

• The REGIONAL TRANSPORTATION COMMISSION (RTC) is directed and 
governed by its own Board.  Conditions recommended by the RTC may be 
required, at the discretion of Washoe County. 

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: 

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

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

(c) The availability and accessibility of utilities; 

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

(e) Conformity with the zoning ordinances and master plan, except that if any existing 
zoning ordinance is inconsistent with the master plan, the zoning ordinance takes 
precedence; 

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

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

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

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

(j) The availability and accessibility of fire protection, including, but not limited to, the 
availability and accessibility of water and services for the prevention and containment of 
fires, including fires in wild lands. 

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:  Roger Pelham, Senior Planner, 775.328.3622, rpelham@washoecounty.us 
a. The applicant shall demonstrate substantial conformance to the plans approved as part 

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

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

d. 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 two years of the date of approval for subsequent final maps.  On 
subsequent final maps, that date may be extended by two years if the extension request 
is received prior to the expiration date.  

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

f. All final maps shall contain the applicable portions of the following 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 ALL CONDITIONS HAVE BEEN MET. 

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

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING 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 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 HAUENSTEIN, DIRECTOR 
PLANNING AND BUILDING 
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Jurat for ALL SUBSEQUENT FINAL MAPS 

THE TENTATIVE MAP for <TM CASE NUMBER> APPROVED 
<denied> BY THE WASHOE COUNTY PLANNING COMMISSION ON 
<date>. [If the TM had been appealed to the BCC --- Add:] THE 
WASHOE COUNTY COMMISSION APPROVED THE TENTATIVE 
MAP ON APPEAL ON <date>. 

THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS 
APPROVED AND ACCEPTED FOR RECORDATION ON <date of 
Planning and Building Director’s signature on first final map>. [Omit the 
following if second map.] THE MOST RECENTLY RECORDED FINAL 
MAP, <subdivision name and prior unit/phase #> FOR THIS 
TENTATIVE MAP WAS APPROVED AND ACCEPTED FOR 
RECORDATION ON <date of Planning and Building Director’s 
signature on most recent final map> [If an extension has been granted 
after that date – add the following]: A TWO YEAR EXTENSION OF 
TIME FOR THE TENTATIVE MAP WAS APPROVED BY THE 
WASHOE COUNTY PLANNING COMMISSION ON <date of last 
Planning Commission action to extend the tentative map>. 

THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS ALL 
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS; 
IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP; 
AND ALL CONDITIONS HAVE BEEN MET. 

[Omit the following paragraph if this is the last final map.] 

THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE 
APPROVED AND ACCEPTED FOR RECORDATION BY THE 
PLANNING AND BUILDING DIRECTOR ON OR BEFORE THE 
EXPIRATION DATE, THE _____ DAY OF __________, 20____, <add 
two years to the current expiration date unless that date is more than 
two years away> OR AN EXTENSION OF TIME FOR THE TENTATIVE 
MAP MUST BE APPROVED BY THE WASHOE COUNTY PLANNING 
COMMISSION ON OR BEFORE SAID DATE. 

<Insert Merger and Re-subdivision option as applicable> 

THIS FINAL MAP IS APPROVED AND ACCEPTED FOR 
RECORDATION THIS ____ DAY OF _______, 20____ BY THE 
WASHOE COUNTY PLANNING AND BUILDING DIRECTOR. THE 
OFFER OF DEDICATION FOR <streets, sewers> IS REJECTED AT 
THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH NRS 
CHAPTER 278. 

_______________________________________________ 
MOJRA HAUENSTEIN, DIRECTOR,  
PLANNING AND BUILDING DIVISION 

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

NOTE 
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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 Sheriff’s 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.  Prior to approval of the first final map the applicant shall provide a tree preservation plan 
to Planning and Building for review. The plan shall indicate all trees on the subject site 
that have a trunk six inches or greater in diameter. The plan shall provide for 
preservation of at least fifty percent of those trees. Compliance with this condition shall 
be determined by the Planning and Building Division. 

k. Prior to the issuance of any permit for building, grading or construction on the site, the 
applicant shall install temporary construction fencing along the common property line 
between the subject site and Washoe County property that includes Whites Creek. 
Construction fencing shall be maintained in place throughout all construction activities. 

l. Prior to any ground disturbing activity, the applicant shall submit a 
landscaping/architectural design plan to Planning and Building for review and approval. 
Said plan shall address, but not be limited to:  type and color of building materials, 
general architectural design, parking, parking lot circulation and striping, signage, 
exterior lighting, fencing, trash enclosures, landscaping material (if plant material:  type, 
size at time of planting, maturation size at full growth, period of time between planting 
and full growth), landscaping location, landscaping irrigation system, and financial 
assurances that landscaping will be planted and maintained. 

m. A certification letter or series of letters by a registered landscape architect or other 
persons permitted to prepare landscaping and irrigation plans pursuant to N.R.S. 623A 
shall be submitted to and approved by Planning and Building / Design Review 
Committee.  The letter(s) shall certify that all applicable landscaping provisions of 
Articles 408, 410 and 412 of the Development Code have been met.  Any landscaping 
plans and the letter shall be wet-stamped.  The letter shall indicate any provisions of the 
code that the Director of Planning and Building Division has waived. 

n. 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. 

o. Failure to comply with the conditions of approval shall render this approval null and void. 
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p. Conditions, covenants, and restrictions (CC&Rs), 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 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. 

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. 
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q. 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. 

r. The applicant shall obtain all necessary approvals from the Nevada Department of 
Environmental Protection. These may include will-serve letters for wastewater treatment, 
construction storm water permit and Working in Waterways permit. The applicant shall 
provide documentation of approval to Planning and Development prior to issuance of 
any permit for grading or construction activities. 

s. Public pedestrian access will be provided from Jeppson lane to the Washoe County 
Open Space adjacent to Whites Creek. 

t. The v-ditch within the Washoe County Open Space adjacent to Whites Creek shall be 
placed underground by means of a culvert for at least one-half of its length to facilitate 
passive recreation, such as hiking, within the Washoe County Open Space adjacent to 
Whites Creek. 

Washoe County Engineering and Capital Projects 
2. The following conditions are requirements of the Engineering and Capital Projects, which 

shall be responsible for determining compliance with these conditions.  

Contact:  Leo Vesely, 775.328.2041, lvesely@washoecounty.us  
a. Final maps and final construction drawings shall comply with all applicable statutes, 

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

b. Prior to acceptance of public improvements and release of any financial assurances, the 
developer shall furnish to the water and sewer provider(s) and Engineering and Capital 
Projects Division a complete set of reproducible as-built construction drawings in an 
approved digital format, 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. 

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. 

f. All open space shall be identified as common open space 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 maintenance of the common 
areas shall also be addressed in the CC&Rs to the satisfaction of the District Attorney’s 
Office. 
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g. Any existing easements or utilities that conflict with the development shall be relocated, 
quitclaimed, and/or abandoned, as appropriate. 

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. 

i. All existing overhead utility lines shall be placed underground, except electric 
transmission lines greater than 100 kilovolts, which can remain above ground. 

j. With each affected final map, provide written approval from NV Energy for any 
improvements located within their easement or under their facilities. 

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. 

l. Appropriate easements shall be granted to perpetuate/relocate existing access roads 
and easements. 

m. A 10 foot Public Utilities Easement and a 10 foot easement for traffic control signage, 
plowed snow storage and sidewalks shall be granted adjacent to all rights-of-way. 

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

o. Cut slopes, fill slopes, and berms shall be setback from parcel lines and access 
easements in accordance with Washoe County Code Article 438. 

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

 
DRAINAGE (COUNTY CODE 110.420) 
 

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. 

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. 

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. 

t. Any increase in peak stormwater runoff flow rate resulting from the development and 
based on the 5 year and 100 storm(s) shall be detained onsite. 

u. The 100-year floodplain boundaries and flood elevations shall appear on each final map. 
If the floodplain boundary has been conditionally changed by a Federal Emergency 
Management Agency (FEMA) Conditional Letter of Map Amendment or Conditional 
Letter of Map Revision, the date of that letter and a note to that effect shall appear on 
the final map. All grading and construction in these areas shall be in conformance with 
the Washoe County Code Article 416. 

v. Prior to placement of any fill material within a FEMA Special Flood Hazard Area, an 
approved Conditional Letter of Map Revision (CLOMR) shall be obtained from FEMA. 

w. An approved Letter of Map Revision (LOMR) shall be obtained from FEMA prior to 
issuance of a Certificate of Occupancy for any structures within the Special Flood 
Hazard Area. 
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x. The following note shall be added to each final map; “All properties, regardless if they 
are located within or outside of a FEMA designated flood zone, may be subject to 
flooding.  The property owner is required to maintain all drainage easements and natural 
drainages and not perform or allow unpermitted and unapproved modifications to the 
property that may have detrimental impacts to surrounding properties.” 

y. 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. 

z. 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.  

aa. The Truckee Meadows Regional Stormwater Quality Management Program 
Construction Permit Submittal Checklist and Inspection Fee shall be submitted with each 
final map. 

bb. 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. 

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

dd. 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. 

ee. Maintenance access 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.   

ff. Drainage easements shall be provided for all storm runoff that crosses more than one 
lot.  

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

hh. 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. 

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. 
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TRAFFIC AND ROADWAY (COUNTY CODE 110.436) 
 

jj. 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. 

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

ll. 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. 

mm. Jeppson Lane shall be constructed to private street standards (section 
110.436.110) from the driveway of lot 17 to Zolezzi Lane. 

nn. Jeppson Lane shall be maintained by the HOA and the CC&R’s shall indicate that the 
maintenance shall be the responsibility of the Homeowners Association. 

oo. Streetlights shall be constructed to Washoe County standards at locations to be 
determined at the final design stage. 

pp. All retaining walls that are adjacent to, provide support for or retain soil from the County 
right-of-way shall be constructed of reinforced masonry block or reinforced concrete and 
designed by an engineer licensed in the State of Nevada. 

qq. Streetlights outside Washoe County right-of-way shall be private, and the CC&R’s shall 
indicate operation and maintenance of the streetlights shall be the responsibility of the 
Homeowners Association.  The County Engineer and the District Attorney’s Office shall 
determine compliance with this condition. 

rr. Adequate snow storage easements shall be identified on the final plat. 
ss. Signing, striping and traffic control improvements shall comply with American 

Association of State Highway and Transportation Officials Design guidelines, the Manual 
of Uniform Traffic Control Devices and Washoe County requirements and where 
applicable Nevada Department of Transportation requirements. 

 

tt. The conditions, covenants and restrictions (CC&Rs) shall prominently note to the 
satisfaction of the District Attorney’s Office and the County Engineer that Washoe 
County will not assume responsibility for maintenance of the development’s private 
street system or accept the streets for dedication to Washoe County unless the streets 
meet those Washoe County standards in effect at the time of the offer of dedication. 

uu. Proposed landscaping and/or fencing along street rights-of-way and within median 
islands shall be designed to meet AASHTO sight distances and safety guidelines. A 
minimum vertical clearance of 13.5 feet shall be maintained over all private streets, and 
no tree shall overhang the curb of any public street. 

vv. The diameter of the cul-de-sac bulb island shall be designed to provide and an adequate 
turning radius for garbage trucks, snow plows and moving vans. 

ww. If the Engineering and Capital Projects Division does not inspect the subdivision 
improvements, prior to release of any financial assurances for the private improvements, 
the development shall provide the Engineering and Capital Projects Division with a letter 
prepared by a civil engineer licensed in the State of Nevada, certifying that the private 
improvements have been constructed in accordance with the approved plans. 

 
UTILITIES (County Code 422 & Sewer Ordinance) 
Contact Information:  Tim Simpson, P.E., 775.954.4648 
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xx. All fees shall be paid or deferred in accordance with Washoe County Ordinance prior to the 

approval of each final map. 
yy. Improvement plans shall be submitted and approved by the Engineering and Capital 

Projects Division prior to approval of the final map.  They shall be in compliance with 
Washoe County Design Standards and be designed by a Professional Engineer licensed 
to practice in the State of Nevada. 

zz. 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. 

aaa. 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 Engineering and Capital Projects Division. 

bbb. Approved improvement plans shall be used for the construction of on-site and off-site 
sanitary sewer collection system.  The Engineering and Capital Projects Division will 
be responsible to inspect the construction of the sanitary sewer collection system. 

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

ddd. 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. 

eee. 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, 
(iii.) the impact on capacity of existing infrastructure,  
(iv.) slope of pipe, invert elevation and rim elevation for all manholes, 
(v.) proposed collection line sizes, on-site and off-site alignment, and half-full 

velocities. 
fff. 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. 

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

hhh. 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.  

(i.) A minimum 12-foot wide all weather sanitary sewer access road shall be 
constructed to facilitate access to off-site sanitary sewer manholes. 

Washoe County Water Rights 
3. The following conditions are requirements of the Water Management Planner Coordinator, 

who shall be responsible for determining compliance with these conditions. 

Contact: Vahid Behmaram, 775.328.3600, vbehmaram@washoecounty.us   
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a. 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 TMWA service area, if not 
already annexed.  This project is located within Washoe County sewer service area.  

b. Application indicates project is within TMWA service area. 

c. Valid water and sewer will serve letters will be required prior to approval of the final map 
proposed by this tentative. 

Washoe County Health District 
4. 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: Wes Rubio, 775.328.2434, wrubio@washoecounty.us and  

Christina Conti, 775.326.6042, cconti@washoecounty.us 
a. All construction must be reviewed by the Washoe County Health District and meet all 

requirements of the District Board of Health Regulations Governing Prevention of 
Vector-Borne Disease. 

b. Address numbers shall be clearly marked on the curb and on the structures so the 
individuals can be quickly located by public safety agencies. 

c. 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. 

d. 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. 

e. Improvement plans for the water system may be constructed prior to final map submittal 
only after Water Project approval by this Health District. 

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. 
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ii. 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. 

f. 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. 

g. 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; 

iii. 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. 

h. 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. 

j. 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. 

k. 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. 

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

m. 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. 

n. Prior to approval of the final map, the applicant must submit to the Health District the 
final map fee. 
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o. All grading and development activities must be in compliance with the DBOH 
Regulations Governing the Prevention of Vector-Borne Diseases 

Truckee Meadows Fire Protection District 
5. The following conditions are requirements of the Truckee Meadows Fire Protection District, 

which shall be responsible for determining compliance with these conditions.  

Contact Name – Lisa M. Beaver, PE, 775.328.6005, lbeaver@tmfpd.us  

a. Autumn Breeze Court shall comply with the bulb/cul-de-sac design as outlined in the 
2012 IFC Appendix D.  If parking is being provided, the minimum width shall be increase 
to maintain the minimum design for emergency vehicle access.   

b. A fire hydrant shall be provided on Autumn Breeze Court, location shall be approved 
during plan review process.  

c. Gates provided to restrict access shall be provided with approved Knox device. 

 

*** End of Conditions *** 
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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 

 
 
The project approved under Special Use Permit Case Number WSUP18-0005 shall be carried 
out in accordance with the Conditions of Approval granted by the Board of Adjustment on July 3, 
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 Special Use Permit 
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 Special Use Permit 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 Special Use Permit may result in the institution of 
revocation procedures.   

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

For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or 
“must” is mandatory.   
 
Conditions of Approval are usually complied with at different stages of the proposed project.  
Those stages are typically: 
 

• Prior to permit issuance (i.e., grading permits, building permits, etc.). 
 
• Prior to obtaining a final inspection and/or a certificate of occupancy. 

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

 
• Some “Conditions of Approval” are referred to as “Operational Conditions.”  These 

conditions must be continually complied with for the life of the project or business. 
 
The Washoe County Commission oversees many of the reviewing agencies/departments 
with the exception of the following agencies.   
 

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

 
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 Planning and Building, which shall be 

responsible for determining compliance with these conditions.   
Contact: Roger Pelham, Senior Planner, 775.328.3622, rpelham@washoecounty.us 
a. The applicant shall demonstrate substantial conformance to the plans approved as part 

of this special use permit.  The Planning and Building Division shall determine 
compliance with this condition. 

b. The applicant shall submit complete construction plans and building permits shall be 
issued within four years from the date of approval by Washoe County. The applicant 
shall complete construction within the time specified by the building permits. Compliance 
with this condition shall be determined by the Planning and Building Division. 

c. Failure to comply with all conditions of approval shall render this approval null and void. 
The Planning and Building Division shall determine compliance with this condition. 

d. Prior to approval of any permit for building, grading or construction on the site the 
applicant shall provide a tree preservation plan to Planning and Building for review. The 
plan shall indicate all trees on the subject site that have a trunk six inches or greater in 
diameter. The plan shall provide for preservation of at least fifty percent of those trees. 
Compliance with this condition shall be determined by the Planning and Building 
Division. 

e. Prior to the issuance of any permit for building, grading or construction on the site, the 
applicant shall install temporary construction fencing along the common property line 
between the subject site and Washoe County property that includes Whites Creek. 
Construction fencing shall be maintained in place throughout all construction activities.  

f. Prior to issuance of a final inspection for any building, grading or construction on the site, 
all disturbed areas shall be revegetated. Temporary irrigation for a time period of not 
less than three years shall be installed. 

g. All slopes within all storm water drainage features, that include rock rip-rap, shall be 
stained with a simulated desert varnish product so that all rock rip-rap blends with the 
color of the surrounding, undisturbed geology. 

h. All cut and fill slopes are limited to a maximum height of 10 feet in accordance with 
Washoe County Development Code Article 438. Any cut and fill slopes greater than 10 
feet in height shall include retaining walls and benches in accordance with Washoe 
County Development Code Article 438. 

i. The applicant shall obtain all necessary approvals from the Nevada Department of 
Environmental Protection. These may include will-serve letters for wastewater treatment, 
construction storm water permit and Working in Waterways permit. The applicant shall 
provide documentation of approval to Planning and Development prior to issuance of 
any permit for grading or construction activities. 

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

Washoe County Engineering and Capital Projects 
2. The following conditions are requirements of the Engineering Division, which shall be 

responsible for determining compliance with these conditions.  
Contact: Leo R. Vesely, P.E., 775.328.2041, lvesely@washoecounty.us 
a. A complete set of construction improvement drawings, including an on-site grading plan, 

shall be submitted when applying for a building/grading permit. Grading shall comply 
with best management practices (BMP’s) and shall include detailed plans for grading, 
site drainage, erosion control (including BMP locations and installation details), slope 
stabilization, and mosquito abatement. Placement or removal of any excavated materials 
shall be indicated on the grading plan. Silts shall be controlled on-site and not allowed 
onto adjacent property. 

b. For construction areas larger than 1 acre, the developer shall obtain from the Nevada 
Division of Environmental Protection a Stormwater Discharge Permit and submit a copy 
to the Engineering Division prior to issuance of a grading permit. 

c. The developer shall complete and submit the Construction Permit Submittal Checklist 
and pay the Construction Stormwater Inspection Fee prior to obtaining a grading permit. 

d. If material is to be exported from the site, the plans shall note where exported materials 
will be taken and a grading permit shall be obtained for the import site.  Exported 
materials shall not be sold without the proper business license. 

e. A grading bond of $2,000/acre of disturbed area shall be provided to the Engineering 
Division prior to any grading. 

f. Cross-sections indicating cuts and fills shall be submitted when applying for a grading 
permit. Estimated total volumes shall be indicated. 

g. All disturbed areas left undeveloped for more than 30 days shall be treated with a dust 
palliative. Disturbed areas left undeveloped for more than 45 days shall be revegetated.  
Specifications for revegetation procedure and seed mix shall be prepared by a licensed 
landscape architect. 

h. Prior to the approval of a grading permit, any proposed improvements within APN 162-
010-20 owned by Washoe County will require approval by the Washoe County Parks 
Program of the Community Services Department.   Any approval by the Parks 
Commission will be subject to additional conditions of approval. 

i. Prior to the approval of the grading permit, the approval of the Autumn Wood 
Subdivision shall be concurrently obtained.  The Autumn Wood Subdivision’s CC&R’s 
shall include language that requires the operation and maintenance of all stormwater 
drainage and detention basin improvements be performed by the HOA.  A stormwater 
operation and maintenance plan for the maintenance of the project’s detention basins 
shall be developed in accordance with the Washoe County Code Article 421. 
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DRAINAGE (COUNTY CODE 110.416, 110.420, and 110.421) 
j. A detailed hydrology/hydraulic report prepared by a licensed engineer shall be submitted 

to the Engineering Division for review and approval. The report shall include the 
locations, points of entry and discharge, flow rates and flood limits of all 5- and 100-year 
storm flows impacting both the site and offsite areas and the methods for handling those 
flows. The report shall include all storm drain pipe and ditch sizing calculations and a 
discussion of and mitigation measures for any impacts on existing offsite drainage 
facilities and properties. 

k. Sediment loading to the detention basin shall be estimated and accounted for with the 
design of the detention basin.     

l. Standard reinforced concrete headwalls or other approved alternatives shall be placed 
on the inlet and outlet of all drainage structures and rip rap shall be used to prevent 
erosion at the inlets and outlets of all pipe culverts to the satisfaction of the County 
Engineer. 

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

Washoe County Health District 
3. 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: Wes Rubio, 775.328.2434, wrubio@washoecounty.us 
a. All construction must be reviewed by the Washoe County Health District and meet all 

requirements of the District Board of Health Regulations Governing Prevention of 
Vector-Borne Disease. 

b. Address numbers shall be clearly marked on the curb and on the structures so the 
individuals can be quickly located by public safety agencies. 

c. 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. 

d. 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. 
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e. Improvement plans for the water system may be constructed prior to final map submittal 
only after Water Project approval by this Health District. 

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. 

ii. 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. 

f. 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. 

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

 

*** End of Conditions *** 
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EXHIBIT E 
 South Truckee Meadows/Washoe Valley Citizens Advisory Board 

 
 

MEMORANDUM 
 
Date:  June 14, 2018 
To:  Roger Pelham, Washoe County Planners 
Re:  Tentative Subdivision Map Case Number WTM18-005 (Autumn Wood Phase 2) and Special Use 
  Permit Case Number WSUP18-0005 (Jeppson Lane Storm Water Detention Basin) 
From:  Misty Moga, Recording Secretary 
 
The following is an excerpt from the South Truckee Meadows/Washoe Valley Citizen Advisory Board on June 
14, 2018. 
 
6.D. Tentative Subdivision Map Case Number WTM18-005 (Autumn Wood Phase 2) – Request for community 
feedback, discussion and possible action to forward community and Citizen Advisory Board comments to 
Washoe County staff on a request for a 17-lot, common open space, single-family residential subdivision. (for 
Possible Action)  
AND  
Special Use Permit Case Number WSUP18-0005 (Jeppson Lane Storm Water Detention Basin) – Request for 
community feedback, discussion and possible action to forward community and Citizen Advisory Board 
comments to Washoe County staff on a request for Major Grading of approximately 5.83 acres and 
approximately 28,000 cubic yards of excavation, part of which is within the Sensitive Stream Zone Buffer Area 
of Whites Creek. The grading is proposed for construction of off-site storm water detention improvements in 
association with the Autumn Wood residential subdivision. (for Possible Action). 
 
• Applicant/Property Owner: D.R. Horton  
• Location: the west side of Jeppson Lane, approximately 500 feet north of its intersection with Zolezzi Lane.  
• Assessor’s Parcel Number: 162-010-31  
• Staff: Roger Pelham, Senior Planner; 775-328-3622; rpelham@washoecounty.us  
• Reviewing Body: Tentatively scheduled for Planning Commission, July 3, 2018. 
 
John Krmpotic with KLS for DR Horton, introduced Thomas Warley (land development manager) and Robert 
Gelu (engineer). 
 
John Krmpotic provided a presentation: 

• Autumn Wood phase 1 was approved 12 years ago; phase 2 is north of this of phase 1, and adjacent to 
Whites Creek. It’s an extension of phase 1.  

• Access is from Zolezzi Lane. 
• Proposing 17 lots on 6 acres 
• Single family attached - townhomes 
• Requesting Medium Density Suburban; 3 du per acre 
• Landscape and Open Space is about 2/3rds of the site 
• This request is compliant with code 
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He said the 100 year flood plain goes through this property. He said they are requesting a Special Use Permit 
for a diversion channel, which would divert water to a detention basin. This would solve regional issues, not 
just for the project. Jeppson Lane residents will benefit from it.  
 
No public comments were made. 
 
Jason Katz asked about the overflow from detention basin into Whites Creek. Robert Gelu, the project 
engineer said the culvert would flow it into Whites Creek. The pond is 4 feet deep. It’s an in-cut, below the 
existing ground. Jim Rummings asked if it’s fenced. Mr. Gelu said a fence will be installed around the ditch and 
pond.  
 
MOTION: Jim Rummings moved to recommend support of these requests as long as they comply with 
County requirements. Jason Katz seconded the motion to recommend approval. Motion passed 
unanimously.  
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