Planning Commission Staff Report

Meeting Date: May 7, 2019

AMENDMENT OF CONDITIONS CASE NUMBER:

Agenda Item: 8C

WAC19-0002 (Blackstone Estates) for
Tentative Subdivision Map Case TM15-001

BRIEF SUMMARY OF REQUEST:

Amend

timing on condition

requiring construction of

neighborhood park; delaying it from prior to recordation of
the 80th lot, to prior to recordation of the 107th lot, or
issuance of the Certificate of Occupancy for the 80th home,
whichever comes first.

STAFF PLANNER:

Kelly Mullin, AICP, 775.328.3608, kmullin@washoecounty.us

CASE DESCRIPTION

For possible action,
approve the amendment of one condition of approval
for Tentative Subdivision Map TM15-001. The request
specifically seeks to amend condition 1(y), which
required a ne|ghb0rh00d park to be constructed prior
to recordation of the 80"
amendment would change the timing for construction
of the park to occur prior to recordation of the 107" Iot
or issuance of the Certificate of Occupancy for the 8o™

home, whichever comes first.
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Applicant/Owner:
Location:

Parcel Number:
Parcel Size:

Master Plan Category:
Regulatory Zone:
Area Plan:

Development Code:
Commission District:

Citizen Advisory Board:

JC Blackstone, LLC

350 Calle de la Plata
534-571-01

+58.49-acres

Suburban Residential
Medium Density Suburban
Spanish Springs

Spanish Springs
Authorized in Article 608

4 — Commissioner Hartung

APPROVE

STAFF RECOMMENDATION

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
Amendment of Conditions Case Number WAC19-0002 for Tentative Subdivision Map TM15-001 for
Blackstone Estates, with the amended conditions as included in Exhibit A, having made all ten findings
in accordance with Washoe County Code Section 110.608.25.

(Motion with Findings on Page 6)

1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/csd/planning_and_development

WAC19-0002
BLACKSTONE ESTATES
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Amendment of Conditions

An Amendment of Conditions application is necessary in order to change a condition(s) of an
approved discretionary permit, such as a special use permit, a variance, an abandonment of an
easement or a tentative subdivision map. Some examples of why an Amendment of Conditions
application is submitted are listed below:

Change in operating hours

Physical expansion

Extend the expiration date of the discretionary permit
Extend the time to complete phases of the approved project

The Amendment of Conditions request is required to be heard by the same board that approved
the original application and only the specific amendment may be discussed and considered for
approval. The Amendment of Conditions application is processed in the same manner as the
original discretionary permit application, including a public hearing, noticing, possible
involvement of a citizen advisory board, agency review and analysis, and satisfying the required
findings. If the Planning Commission grants an approval of the Amendment of Conditions
request, an amended Action Order is created along with amended conditions of approval.

The Amended Conditions of Approval for Tentative Subdivision Map Case Number TM15-001 is
attached to this staff report and will be included with the amended Action Order if approved.

Amendment of Conditions Case Number WAC19-0002
For Tentative Subdivision Map Case Number TM15-001 WAC19-0002
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Washoe County Planning Commission Staff Report Date: April 19, 2019

Background and Evaluation of Amendment Reqguest

Tentative Subdivision Map TM15-001 (Blackstone Estates) was approved by the Planning
Commission on November 1, 2016 as a 161-lot single-family detached, common open space
subdivision in Spanish Springs. The approved layout featured several common areas, including
a small neighborhood park of approximately 1.5-acres on the western boundary of the
subdivision. The original conditions of approval required the park to be constructed prior to
recordation of the 80" lot in the subdivision [Condition 1(y)].

The current request seeks to amend Condition 1(y) such that construction of the park will occur
prior to recordation of the 107" lot, or prior to issuance of a Certificate of Occupancy on the 80"
home, whichever occurs first.

The applicant states “the proposed request to postpone the construction of the park is in order
to complete the Residential Construction Tax Agreement with the County as well as to allow
time for construction of the park improvements. Other than the estimated 6 to 7 month
completion postponement there is no effect on the findings.”

This small, neighborhood park will be accessible to the public. However, it will be constructed by
the developer and maintenance will be funded through the subdivision’s homeowners’
association. For every home constructed within the subdivision, the developer will pay the
Residential Construction Tax, which helps to fund park facilities within the district. The applicant
has been coordinating with Washoe County Parks and Open Space regarding potential
reimbursement of Residential Construction Tax fees paid for homes within the subdivision, in
order to help partially defray the cost of the park construction. The County’s Parks Operations
Superintendent has indicated that work on the agreement had previously been postponed due
to a staffing shortage. However, with a Park Planner position recently being filled, it is expected
that those discussions can now continue. Any such agreement will be reviewed by the Open
Space and Regional Parks Commission, and is separate and distinct from this Amendment of
Conditions application.

No negative impacts are anticipated from the request. Staff believes the proposed language is
reasonable under the circumstances and can be supported.

Spanish Springs Citizen Advisory Board (SS CAB)

The amendment of conditions request was presented by the applicant’s representative at the
regularly scheduled Citizen Advisory Board meeting of April 3, 2019. The CAB asked for
clarification on the reasoning for the request, and voted unanimously to recommend approval.
The CAB minutes are attached as Exhibit B.

Reviewing Agencies

The following agencies received a copy of the Amendment of Conditions application for evaluation.

e Washoe County Community Services Department
o Engineering and Capital Projects
0 Planning and Building Division
o0 Parks and Open Space
o Utilities/Water Rights
e Washoe County Health District
o Environmental Health Services Division
0 Air Quality Management Division
e Truckee Meadows Fire Protection District
e Regional Transportation Commission
e City of Sparks Community Services Department

Amendment of Conditions Case Number WAC19-0002
For Tentative Subdivision Map Case Number TM15-001 WAC19-0002
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Washoe County Planning Commission Staff Report Date: April 19, 2019

o Truckee Meadows Water Authority
¢ \Washoe-Storey Conservation District

Washoe County Engineering and Capital Projects, Parks and Open Space, Truckee Meadows
Fire Protection District, and City of Sparks indicated they had reviewed the request and had no
conditions or comments. An Amended Conditions of Approval document is attached to this staff
report and will be included with the Amended Action Order if the request is approved by the
Planning Commission.

Recommendation

No agencies voiced concern about the proposed amendment, and staff believes that the
required findings listed below can still be met for the original Tentative Subdivision Map.
Therefore, after a thorough review and analysis, Amendment of Conditions Case Number
WAC19-0002 for Tentative Subdivision Map TM15-001 is being recommended for approval as
proposed. Staff offers the following motion for the Commission’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 Amendment of Conditions Case Number WAC19-0002 for Tentative Subdivision Map
TM15-001 for Blackstone Estates, with the amended conditions as included in Exhibit A, 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;

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.

Amendment of Conditions Case Number WAC19-0002
For Tentative Subdivision Map Case Number TM15-001 WAC19-0002
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Washoe County Planning Commission Staff Report Date: April 19, 2019

Appeal Process

Planning Commission action will be effective 10 calendar days after the written decision is filed
with the Secretary to the Planning Commission and mailed to the applicant(s), unless the action
is appealed to the Washoe County Board of Commissioners, in which case the outcome of the
appeal shall be determined by that Board. 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(s).

Applicant/Owner JC Blackstone, LLC, Attn: Clay Hendrix, 5400 Equity Ave., Reno, NV
89502

Representatives: Axion Engineering, LLC, Attn: Gary Guzelis, 681 Edison Ave., Reno, NV
89502

Amendment of Conditions Case Number WAC19-0002

For Tentative Subdivision Map Case Number TM15-001
Page 7 of 5 WAC19-0002
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Amended Conditions of Approval

Amendment of Conditions Case Number WAC19-0002
For Tentative Subdivision Map Case Number TM15-001

The project approved under Amendment of Conditions Case Number WAC19-0002 and/for
Tentative Subdivision Map Case Number TM15-001 shall be carried out in accordance with the
Amended Conditions of Approval granted by the Planning Commission on May 7, 2019.
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 or to abide by all other generally applicable Codes, and neither these
conditions nor the approval by the County of this project/use override or negate any other
applicable restrictions on uses or development on the property.

Unless otherwise specified, all conditions related to the amended and original approval
regarding the Tentative Subdivision Map shall be met or financial assurance must be provided
to satisfy the conditions of approval prior to issuance of a grading or building permit. The
agency responsible for determining compliance with a specific condition shall determine
whether the condition must be fully completed or whether the applicant shall be offered the
option of providing financial assurance. All agreements, easements, or other documentation
required by these conditions shall have a copy filed with the County Engineer and the Planning
and Development Division.

Compliance with the amended 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
amended conditions imposed regarding the approved Tentative Subdivision Map may result in
the initiation of revocation procedures.

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

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

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

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

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

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

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512-2845
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/comdev WAC19-0002
EXHIBIT A



Washoe County Amended Conditions of Approval

e 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.

e 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.

e The NEVADA DEPARTMENT OF TRANSPORTATION (NDOT) is directed and
governed by its own board. Therefore, any conditions set by the Nevada
Department of Transportation must be appealed to that Board.

e The WASHOE COUNTY SCHOOL DISTRICT is directed and governed by its
own board. Any conditions set by the Washoe County School District must
be appealed to the Washoe County Board of Trustees.

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;

(© 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;

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

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

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

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

Tentative Subdivision Map Case Number TM15-001 (Amended Conditions, per WAC19-0002) WAC19-0002
Page 2 of 16 EXHIBIT A



Washoe County Amended Conditions of Approval

Washoe County Planning and Development

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

Contact Name — Kelly Mullin, 775.328.3608, kmullin@washoecounty.us

a. The applicant shall demonstrate substantial conformance to the plans approved as part
of this tentative map.

b. The tentative map shall be in substantial compliance with the approved Tentative Map
and provisions of Washoe County Code Chapter 110, Article 408, Common Open Space
Development, Article 604, Design Requirements, and Article 608, Tentative Subdivision

Maps.
Regulatory Zone Medium Density Suburban (MDS)
for Review Purposes Normal MDS lot sizes have been reduced
Minimum Lot Area Proposed 8,595 square feet
Minimum Lot Width 80 feet
Minimum Front Yard 20 feet
Minimum Side Yard 8 feet
Minimum Rear Yard 20 feet
Maximum Building Height 35 feet

Notes: Variances to these standards may be processed per Washoe County Code.

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

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

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

f. All final maps shall contain the applicable portions of the following Jurat:
Jurat for FIRST FINAL MAP

THE TENTATIVE MAP FOR TM15-001 (BLACKSTONE ESTATES) WAS APPROVED
<denied> BY THE WASHOE COUNTY PLANNING COMMISSION ON NOVEMBER 1,
2016. [If the TM had been appealed to the BCC --- Add:] THE WASHOE COUNTY
COMMISSION APPROVED THE TENTATIVE MAP ON APPEAL ON <date>.

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 first and last (only) final map.]

Tentative Subdivision Map Case Number TM15-001 (Amended Conditions, per WAC19-0002) WAC19-0002
Page 3 of 16 EXHIBIT A
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Washoe County Amended Conditions of Approval

THE NEXT FINAL MAP FOR TM15-001 (BLACKSTONE ESTATES) MUST BE
APPROVED AND ACCEPTED FOR RECORDATION BY THE PLANNING AND
DEVELOPMENT DIRECTOR ON OR BEFORE THE EXPIRATION DATE, THE

DAY OF , 20 , OR AN EXTENSION OF TIME FOR THE TENTATIVE
MAP MUST BE APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION
ON OR BEFORE SAID DATE.

<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
DEVELOPMENT DIRECTOR. THE OFFER OF DEDICATION FOR <streets, sewers>
IS REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH
NRS CHAPTER 278.

WILLIAM H. WHITNEY, DIRECTOR, DATE
PLANNING AND DEVELOPMENT DIVISION

Jurat for ALL SUBSEQUENT FINAL MAPS

THE TENTATIVE MAP for TM15-001 (BLACKSTONE ESTATES) was APPROVED
<denied> BY THE WASHOE COUNTY PLANNING COMMISSION ON NOVEMBER 1,
2016. [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 Development 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 Development 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 TM15-001 (BLACKSTONE ESTATES) MUST BE
APPROVED AND ACCEPTED FOR RECORDATION BY THE PLANNING AND
DEVELOPMENT 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.

Tentative Subdivision Map Case Number TM15-001 (Amended Conditions, per WAC19-0002) WAC19-0002
Page 4 of 16 EXHIBIT A



Washoe County Amended Conditions of Approval

<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
DEVELOPMENT DIRECTOR. THE OFFER OF DEDICATION FOR <streets, sewers>
IS REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH
NRS CHAPTER 278.

WILLIAM H. WHITNEY, DIRECTOR, DATE
PLANNING AND DEVELOPMENT DIVISION

[Option for all merger and re-subdivision maps]

PUBLIC STREETS, UTILITY EASEMENTS, OR ANY OTHER EASEMENTS NO
LONGER REQUIRED FOR THE FINAL MAP WERE ABANDONED PURSUANT TO
ABANDONMENT CASE NO. AND THE DOCUMENT HAS BEEN
RECORDED PRIOR TO THE RECORDATION OF THIS MAP.

g. Prior to acceptance of public improvements and release of any financial assurances, the
developer shall furnish to the 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.

h. The applicant shall record the Action Order with the County Recorder. A copy of the
recorded Action Order stating conditional approval of this tentative map shall be
attached to all applications for administrative permits issued by Washoe County.

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

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

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

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

NOTE

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

I.  The developer shall provide written approval from the U.S. Postal Service concerning
the installation and type of mail delivery facilities. The system, other than individual
mailboxes, must be shown on the project construction plans and installed as part of the
on-site improvements.

Tentative Subdivision Map Case Number TM15-001 (Amended Conditions, per WAC19-0002) WAC19-0002
Page 5 of 16 EXHIBIT A



Washoe County Amended Conditions of Approval

m. The developer and all successors shall direct any potential purchaser of the site to meet
with the Planning and Development Division to review conditions of approval prior to the
final sale of the site. Any subsequent purchasers of the site shall notify the Planning and
Development Division of the name, address, telephone number and contact person of
the new purchaser within thirty (30) days of the final sale.

n. Failure to comply with the conditions of approval shall render this approval null and void.

0. Conditions, covenants, and restrictions (CC&Rs), including any supplemental CC&Rs,
shall be submitted to the Planning and Development 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 the Planning and Development
Division 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:

i. 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:

e Vegetation management;
¢ Watershed management;
e Debris and litter removal;
e  Fire access and suppression; and

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

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

iii. 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.

iv. The project 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.

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

vi. All outdoor lighting on buildings and streets within the subdivision shall be down-
shielded.

vii. No motorized vehicles shall be allowed on the platted common area except
emergency vehicles, utility service vehicles, or vehicles involved in homeowner
association maintenance and repair of common area facilities.

viii. Mandatory solid waste collection.

Tentative Subdivision Map Case Number TM15-001 (Amended Conditions, per WAC19-0002) WAC19-0002
Page 6 of 16 EXHIBIT A



Washoe County Amended Conditions of Approval

ix. 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.

X. Slopes shall be three (3) horizontal to one (1) vertical (3:1) or flatter.

p. 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 the Planning and Development
staff and the District Attorney.

g. The applicant shall prepare and submit a noxious weeds control plan that is developed
through consultation with the Washoe County Health District, the University of Nevada
Cooperative Extension, and/or the Washoe-Storey Conservation District.

r. Disturbed areas left undeveloped for more than sixty (60) days must be revegetated by
methods approved by Planning and Development.

s. All land disturbing activities during construction phases including, but not limited to
grading, excavation, cut and fill, etc., must be done with effective dust control measures
consistent with Washoe County Health District Regulations governing Air Quality
Management. Disturbances greater than one (1) acre in size must obtain an approved
dust control plan prior to beginning work.

t. Prior to any ground disturbing activity, the applicant shall submit a
landscaping/architectural design plan to the Planning and Development Division for
review and approval by the Design Review Committee. Said plan shall address, but not
be limited to: signage; exterior lighting; fencing; landscaping design to include walking
trails and park area; landscaping material that emphasizes the use of native and low
water requirement vegetation (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.

u. 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 the Planning and Development Division / 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(s) shall be wet-stamped. The letter(s) shall indicate any provisions of
the code that the Director of the Planning and Development Division has waived.

v. All landscaping shall be maintained in accordance with the provisions found in Washoe
County Code Section 110.412.75, Maintenance. A three-year maintenance plan shall be
submitted and wet-stamped by a licensed landscape architect registered in the State of
Nevada to the Planning and Development Division prior to the issuance of a Certificate
of Occupancy within the subdivision.

w. The development must comply with all of TMWA water rights and infrastructure and
connection fee requirements.

X. As proposed by the applicant, lots located along the western perimeter shall not be
developed with homes or structures that exceed a single story. A note to this effect shall
be placed on applicable final maps, and a disclosure shall be made by the developer to
affected homebuyers on their closing documents.

Tentative Subdivision Map Case Number TM15-001 (Amended Conditions, per WAC19-0002) WAC19-0002
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y. As proposed by the applicant, the +3.19-acre common open space area located along
the western property boundary is intended serve as a neighborhood park. Prior to
recordation of the 107" lot, or the issuance of a Certificate of Occupancy for the 80" lot
within this subdivision, whichever comes first, at least 1.5-acres of this area or another
common open space area within the subdivision site shall be developed as a
neighborhood park, providing passive and active recreational opportunities for residents.
Development shall include landscaping, shaded areas, seating and other amenities
common to neighborhood parks. Maintenance of the area shall be perpetually funded by
the homeowners association.

z. Construction hours are limited to 7 a.m. to 6 p.m., Monday through Friday, and 9 a.m. to
6 p.m. on Saturday, with no construction occurring on Sunday.

aa. Prior to any grading or construction activity in the development, the developer shall
construct a 6-foot-high solid fence along the length of the rear property line of 11275
Campo Rico Lane (APN: 534-571-04). This fence shall be maintained by the
homeowners association.

bb. Equestrian use shall not be permitted in the common open space/park area located
adjacent to 11275 Campo Rico Lane (APN: 534-571-04). Prior to approval of the final
map, the applicant shall demonstrate how this condition and Condition 5(a)(i) shall be
met.

cc. To enhance public safety, the applicant shall aspire to make every reasonable effort to
work with appropriate government agencies to bring about the complete construction of
a fully signalized intersection at Calle De La Plata and Pyramid Highway in the year
2017.

Washoe County Engineering and Capital Projects

2. The following conditions are requirements of the Engineering and Capital Projects Division.
Unless otherwise noted, the County Engineer shall be responsible for determining
compliance with these conditions.

Contact Names - Walt West, 775.328.2310, wwest@washoecounty.us and Clara
Lawson, 775.328.3603, clawson@washoecounty.us

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.
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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 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 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.

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.

Drainage and Storm Water Discharge Program Conditions (Washoe County Code Articles
110.420 and 110.421)

j.  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.

k. 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
master hydrology report shall include among other things:

i. Determination of the portion of the 100 year peak flow rate and volume contributing
to the project boundary from Griffith Canyon discharge (ie, that portion of 100 year
flood plain which lies north of Calle de la Plata) and the routing of this flow, if any,
through the development.

ii. Estimation of peak flows from other offsite contributing areas including verification
that reported diversion of flows into the Donovan Pit is a permanent drainage
condition. If the drainage diversion is not supported by appropriate drainage
easements or a recorded agreement which allows the perpetual diversion, then the
design shall account for and route the total basin flow through the project.

iii. Detention basin modeling shall use HEC-1/HMS and shall account for discharges
from or into existing or proposed offsite detention basins. The analysis shall
determine no or minimal adverse impacts to existing or proposed offsite detention
basin.

iv. An analysis of the impacts of routing drainage from north side of Calle de la Plata
into the North Spanish Springs Flood Detention Facility (NSSFDF) and if impacts
are minimal, stormwater facilities shall be designed and constructed to route flows
to NSSFDF.

I. 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
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constructed to County standards and specifications and/or financial assurances in an
appropriate form and amount shall be provided.

m. Any increase in stormwater runoff resulting from the development and based on the 5
year and 100-year storm(s) shall be detained.

n. 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.

0. 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.

p. 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.

g. The Truckee Meadows Regional Stormwater Quality Management Program

Construction Permit Submittal Checklist and Inspection Fee shall be submitted with each
final map.

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

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

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

u. 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.

v. Maintenance access and drainage easements shall be provided for all existing and
proposed drainage facilities.

w. Drainage easements shall be provided for all storm runoff that crosses more than one
lot.
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Traffic and Roadway (Washoe County Code Article 110.436)

x. 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.

y. An Occupancy Permit shall be obtained from the Nevada Department of Transportation
(NDOQOT), for access to, from or under roads and highways maintained by NDOT, and a
copy of said permit shall be submitted to the County Engineer prior to finalization of the
affected final map.

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

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

bb. A note on each affected final map shall state that no direct access from individual lots
shall be allowed onto Calle de la Plata. This note shall also be included in the CC&Rs to
the satisfaction of the District Attorney’s Office.

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

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

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

ff. At a point where residential lotting is beyond 1,500 feet from the primary access, a
secondary access shall be provided extending to an existing public roadway. The
secondary access may be an emergency access roadway.

gg. Traffic calming measures within the project boundary shall be constructed every 500 to
600 feet to the satisfaction of the County Engineer. Acceptable traffic calming measures
include speed tables, bulb outs, neck downs, chicanes and mini roundabouts.

hh. With the approval of the first final map, the portion of Calle de la Plata adjoining the
project boundary shall be widened to meet Washoe County requirements for roadways
within suburban areas including curb, gutter, and sidewalk along the north side of the
road. The total pavement width shall accommodate a two-way left turn pocket.
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Washoe County Utilities

3. The following conditions are requirements of Utilities, which shall be responsible for
determining compliance with these conditions.

Contact Name — Timothy Simpson, 775.954.4601, tsimpson@washoecounty.us

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

b. Improvement plans shall be submitted and approved by the Community Services
Department (CSD) 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.

c. 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.

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

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

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

g. 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.

h. 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. slope of pipe, invert elevation and rim elevation for all manholes,
iv. proposed collection line sizes, on-site and off-site alignment, and half-full velocities.

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

j- No permanent structures (including rockery or retaining walls, buildings, etc.) shall be
allowed within or upon any County maintained utility easement.

k. 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.

Tentative Subdivision Map Case Number TM15-001 (Amended Conditions, per WAC19-0002) i
Page 12 of 16 le )C(LQI BOI(;_OAZ\


mailto:tsimpson@washoecounty.us

Washoe County Amended Conditions of Approval

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 Names - Environmental Health Services: James English, 775.328.2434,
jenglish@washoecounty.us and Jim Shaffer, jshaffer@washoecounty.us; Emergency
Medical Services: Christina Conti, 775.326.6042, cconti@washoecounty.us

The Environmental Health Services (EHS) Division requires the following conditions to
be completed prior to review and approval of any Final Map:

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

i. The application for a Water Project shall conform to the requirements of NAC
445A.66695.

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

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

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

c. Improvement plans for the water system may be constructed prior to Final Map submittal
only after Water Project approval by this Division.

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 Division for approval per NAC 278.290 and
NAC 445A.66715.

The EHS Division requires the following to be submitted with the Final Map application
for review and approval:

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

e. 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 of this Division 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:
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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 Division 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.

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

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

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

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

g. Prior to final approval, a “Commitment for Water Service” letter from the water purveyor
committing adequate water service for the entire proposed development must be
submitted to this Division.

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

h. The Final Map application packet must include a letter from Nevada Division of
Environmental Protection to this Division certifying their approval of the Final Map.

i. The Final Map application packet must include a letter from Division of Water Resources
certifying their approval of the Final Map.

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

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

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

Other EHS Division Conditions

I.  The Health District will require for the typical front lot a minimum 24 inch catchment area
from the back face of impervious surfaces. The Low Impact Design (LID) will reduce
nuisance water runoff into the infrastructure while minimizing downstream runoff (Health
Regulations Governing the Prevention of Vector-Borne Diseases 040.038).

m. The westside ditch will require 4- 6 inch cobble rock in the flow line of the ditch to reduce
the downstream transport of sediment (Health Regulations Governing the Prevention of
Vector-Borne Diseases 040.021).

n. The detention basin will require the Health District’'s standard design of a cobble rock
lined low flow channel, one foot deep and 2-3 feet wide connecting the inlet(s) to the
outlet pipe. In addition, we will require over excavating below the low flow channel with
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a cobble lined infiltration trench design 2 feet wide and 3 feet deep the length of the
basin to reduce downstream effects of storm water runoff (Health Regulations Governing
the Prevention of Vector-Borne Diseases 040.023).

0. The Health District will require percolation testing at or near grade of the proposed
detention basin representative materials to determine the oils ability to receive and
infiltrate storm water. The maximum drain time of 7 days is required after a storm event
per Truckee Meadows Regional Drainage Manual (section 1302.1). The maximum drain
time of 7 days is required as well for nuisance water runoff.

p. Vegetation planted in the detention basin shall be one foot away from the low flow
channel. The following maintenance shall be noted on the civil plans and in the HOA;s
CC&R's, "All vegetation debris and blockages shall require removal in the low flow
channel including one foot way on either side of the channel on an annual basins.
Maintenance of the detention basin will mitigate insect development by preventing
standing water from ponding longer than 7 days." Health Regulations Governing the
Prevention of Vector-Borne Diseases 040.022).

g. In the construction of the storm drain system, sumpless catch basins with a vault unit is
require to reduce the downstream effects of sediment and oil runoff (Health Regulations
governing the Prevention of Vector-Borne Diseases 040.013)

Emergency Medical Services Program Conditions

r. Estate numbers shall be clearly marked on the curb and residences and all common
areas.

Washoe County Regional Parks and Open Space

5. The following conditions are requirements of Washoe County Regional Parks and Open
Space, which shall be responsible for determining compliance with these conditions.

Contact Name — Dennis Troy, 775.328.2059, diroy@washoecounty.us

a. A trails plan shall be prepared as part of the project. Trail plan shall include:

i. TRAIL EASEMENTS: One 20’-30° non-motorized (equestrian and pedestrian)
public access trail easements shall be provided as part of the project. Easements
may be relocatable to ensure compatibility within the development. A north-south
connector providing access from Calle de la Plata to the Sugarloaf Peak & Trail in
a location acceptable to the developer and Washoe County shall be provided.

ii. The applicant shall construct trails within easement corridors described in item i.
above to Washoe County Green Book Standards.

iii. Trails shall be constructed and maintained in accordance with Washoe County
"Green Book" standards. Designated trails shall be maintained and perpetually
funded by the homeowners or maintenance association as designated by the
applicant. The maintenance and funding of the trail corridor and related
improvements shall be addressed in the CC&Rs to the satisfaction of the Washoe
County District Attorney. Trail corridor maintenance shall, as a minimum address
the following:

» Debris and litter removal

» Weed abatement

= Drainage and watershed management

= Erosion Control

* Amenity maintenance and replacement (signage, dog waste disposal
stations, benches etc.)
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Washoe County School District

6. The following conditions are requirements of the Washoe County School District (WCSD),
which shall be responsible for determining compliance with these conditions. The WCSD is
directed and governed by its own board. Therefore, any conditions set by the WCSD must
be appealed to that board.

Contact Name — Mike Boster, 775.789.3810, mboster@washoeschools.net

a. A disclosure shall be made by the developer to each homebuyer/renter on their
closing/rental documents that K-12 students in this subdivision may be assigned to the
nearest WCSD school(s) with available capacity in the event that the currently zoned
schools cannot accommodate additional students.

Truckee Meadows Fire Protection District

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

Contact Name — Amy Ray, 775.326.6000, aray@tmfpd.us

a. Any developments on the property shall meet the requirements of Washoe County Code
(WCC) Chapter 60.

b. Plans shall be submitted for review and approval to TMFPD.

c. A Vegetation Management Plan is required for the project in accordance with the
requirements of the International Wildland Urban Interface Code, 2012 Ed. shall be
submitted for approval by TMFPD.

d. HOA and CC&R requirements and conditions shall be submitted for review, comment
and approval by TMFPD prior to recording, adoption and use.

e. Open spaces and drainages shall be maintained in accordance with WC Code 60, the
Vegetation Management Plan and conditions placed in the HOA and CC&R documents,
ensuring vegetation management and maintenance in those areas.

f. Two means of access and/or egress shall be provided.

g. Hydrant placement shall be reviewed and approved by TMFPD. All hydrants shall be
equipped with Storz attachments upon installation.

h. Cul-de-sac dimensions shall be 100 foot diameter/50 foot radius to accommodate fire
department use and parking in the cul-de-sac.

i. Specifications for the turf shall be submitted to TMFPD for review and approval.

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

Approval of these draft minutes, or any changes to the draft minutes, will be reflected in writing
in the next meeting minutes and/or in the minutes of any future meeting where changes to
these minutes are approved by the CAB. Minutes of the regular meeting of the Spanish
Springs Citizen Advisory Board held April 3, 2019, 6:00 p.m. at the Spanish Springs Library at
(7100A Pyramid Lake Highway).

1. *CALL TO ORDER/ DETERMINATION OF QUORUM - The meeting was called to order at 6:00
PM.

MEMBERS PRESENT: Abram Woodward, Donald Christensen, Stan Smith (alternate filling in for
Joseph Healy).
MEMBERS ABSENT: James Scivally (not excused), Ken Theiss (excused), Matt Lee (excused).

2. *PLEDGE OF ALLEGIANCE - The pledge was recited.

3. *PUBLIC COMMENT —

Janna McMillian, new Branch Manager of Spanish Springs Library, introduced herself and handed
out calendar of events. She spoke about the Food for Fines program, kid programs such as STEAM
with silly puddy. The AARP tax help is 1-4 on Thursdays — it's tax help for low income families. She
spoke about a roses care class hosted by Moana Nursery. The park next door in partnership with the
Food Bank hosts a low cost meal program $2 for lunch T-F. You have to get in your meal choice by
the morning. Older American Month is May. Sheriff Baalam will be out here. She said they have lots
of reading programs with scientist themed topics. Please check the website. Library Cards are free.
The website has a lot of resources for card holders.

4. APPROVAL OF AGENDA FOR THE REGULAR MEETING OF APRIL 3, 2019:

Abram Woodward moved to approve the agenda for the meeting of APRIL 3, 2019. Donald
Christensen seconded the motion to approve the agenda of APRIL 3, 2019. Motion passed
unanimously

5. APPROVAL OF THE MINUTES FOR THE MEETING OF NOVEMBER 7, 2018: Donald
Christensen moved to approve the minutes of NOVEMBER 7, 2018. Abram Woodward seconded the
motion to approve the minutes of NOVEMBER 7, 2018. Motion passed unanimously.

6. DEVELOPMENT PROJECTS- The project description is provided below with links to the
application or you may visit the Planning and Building Division website and select the Application
Submittals page: www.washoecounty.us/comdev

6.A WAC19-0002 Blackstone Estates (TM15-001) - Request for community feedback, discussion
and possible action to forward community and Citizen Advisory Board comments to Washoe County
staff on a request for an amendment of one condition of approval for Tentative Subdivision Map
TM15-001. The request specifically seeks to amend condition 1(y), which required a neighborhood
park to be constructed prior to recordation of the 80th lot in the subdivision. The amendment would
change the timing for construction of the park to occur prior to recordation of the 107th lot, or
issuance of the Certificate of Occupancy for the 80th home, whichever comes first. (for Possible
Action) « Applicant/Property Owner: JC Blackstone, LLC

* Location: 350 Calle de la Plata

» Assessor’s Parcel Number: 534-571-01

« Staff: Kelly Mullin, Senior Planner, (775) 328-3608; kmullin@washoecounty.us
* Reviewing Body: Tentatively scheduled for Planning Commission, May 7, 2019

WAC19-0002
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Karl Matzoll, KDH representative, provided a project presentation:

This project has been approved; it's North of Calle De La Plata

He said they are working on residential park tax agreement and maintenance agreement. We are
asking for an amendment to the condition. He said currently, the developer is to build the park on the
80" Iot in the second phase. He said they are requesting instead of the 80", want to amend the
condition to be 107" unit in the third phase.

Abram Woodward asked if the reason to allow more time to get agreement together. Karl said it will
give us 7 more months. He said we are still tied to 80" lot now. It's an extension of 7 months.

Colleen Barnum, Washoe County Parks, said we had turn over in the Parks Department, and we
haven't had the timing or staff. It's a reasonable request because the Parks Department has held up
the plans. There are other examples throughout the County with residential tax used on the park. We
need to work with developers on maintenance agreement because our staff is small.

Donald Christensen, it's not financial, nor is it the developers fault. Colleen said that’s correct. It's
private developer land. It's not a County parcel.

Stan asked how long the contract for maintenance will be. Colleen said until the HOA is created. She
said there are two agreements — one for the park to be built and another for the park to be
maintained.

MOTION: Abram Woodward moved to recommend approval of WAC19-0002 Blackstone
Estates (TM15-001). Stan Smith seconded the motion to recommend approval. Motion carried
unanimously.

6.B. Administrative Permit Case Number WADMIN19-0004 (Wilder Detached Accessory
Structure) — Request for community feedback, discussion and possible action to forward community
and Citizen Advisory Board comments to Washoe County staff on a request for an Administrative
Permit to allow the construction of a detached accessory structure (garage) that is larger than the
dwelling on the same parcel of land. The existing dwelling is approximately 3,107 square-feet in size,
the detached accessory structure (garage) is proposed to be approximately 5,000 square-feet in size.
(for Possible Action)

* Applicant/Property Owner: Matthew Wilder

* Location: 615 Capistrano Drive

» Assessor’s Parcel Number: 076-361-47

« Staff: Roger Pelham, Senior Planner, (775) 328-3622; rpelham@washoecounty.us
* Reviewing Body: Tentatively scheduled for Board of Adjustment, May 2, 2019

Roger Pelham, Washoe County Planner, provided an overview of the detached accessory dwelling.
He said this is additional review for compatibility for surrounding area. He said there will be a fair
amount of grading and slope.

Abram Woodward asked about the notice to the neighbors. Roger said courtesy notice was sent and
then a required noticed prior to hearing. Roger said he received an Agency Review comment from
Engineering regarding BMPs, and Planning has conditions regarding tree preservation and
stabilization of disturbed area.

A public member asked the size of the lot. Applicant said 9 acres. The accessory dwelling is
proposed to 5,000 square feet.

WAC19-0002
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MOTION: Stan Smith moved to recommend approval of Administrative Permit Case Number
WADMIN19-0004 (Wilder Detached Accessory Structure) to allow the construction of the
detached accessory structure. Donald Christensen seconded the motion to recommend
approval. Motion carried unanimously.

7. *\WASHOE COUNTY COMMISSIONER UPDATE- Commissioner Hartung was not present. He
can be reached at (775)328-2007 or via email at vhartung@washoecounty.us

8. *CHAIRMAN/BOARD MEMBER ITEMS- This item is limited to announcements by CAB members.
(This item is for information only and no action will be taken by the CAB).

9. *GENERAL PUBLIC COMMENT AND DISCUSSION THEREOF —

There were no requests for public comment. Abram Woodward closed the public comment item.
ADJOURNMENT

Meeting adjourned at 6:20 p.m.

Number of CAB members present: 3

Number of Public Present: 10

Presence of Elected Officials: O
Number of staff present: 1

WAC19-0002
EXHIBIT B



7 —

BRNEREREEN
HORIZON RIDGE RD™=
- HH |
. T TIL
| VISTA'GRANDE DR
Hl L1 1
RI g
“ONIEwa .. %E
CLLLLL) Shay, —
TFEvRy,

Subject property is
highlighted in orange.

—ECHANIZ CT

CAMINO DE GRATO

LUl

CALLE DE LAPLATA—/"

DYKES T

CALLE LIMPIO CT

[ 7 /\%—4 \—Mbﬁl%i

Public Notice Map Community Services
Amendment of Conditions Case No. WAC19-0002 Department
(Blackstone Estates TM15-001)

Provided with notice: 41 owners of 80 parcels
within a distance of 500 feet of the project site. — —

Feet

WASHOE COUNTY
NEVADA

Post Office Box 11130
Source: Planning and Building Division Date: Feb. 19, 2019 Reno, Nevada 89520 (775) 328-3600

WAC19-0002 - EXHIBIT C




Blackstone Estates

Amendment of Conditions
Application

Prepared For:

JC Blackstone, LLC
5400 Equity Ave,
Reno, NV 89502

Phone: (775) 473-4215

Prepared By:

r! Axion

Civil Engineering * Land Development

681 Edison Way
Reno, NV 89502
775-771-5554

February, 2019
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February 5, 2019

Ms. Kelly Mullin, Senior Planner

Washoe County, Community Services Department
1001 East Ninth Street

Reno, NV 89512

Re: Blackstone Estates — Condition Amendment
Dear Ms. Mullin,

On behalf of JC Blackstone, LLC, Axion Engineering is pleased to submit the attached
amendment of conditions application and supporting documentation for Blackstone Estates.
The project is located east of Pyramid Highway and just south off Calle De La Plata.

The proposed development was approved for a 161-lot common open space subdivision and
a 1.5 acre neighborhood park. (TM15-001). The proposed development has been split into
three phases. Phase one is currently being mass graded and consists of 62 singly family
residential lots. Phase two will consist of 44 lots and phase three will have 53 lots for a total
of 159 lots.

Conditions of approval, 1.y., page 8 of 16 conditions the developer to build a neighborhood
park and have it completed by the recordation of the 80" lot. Currently the developer is
working with County to enter into a Residential Construction Park Tax Agreement (RCTA)
to construct the park. The RCTA agreement is taking longer than anticipated and must be
completed prior to the construction of the park. It is for this reason we are requesting
additional time to complete construction of the park

The developer is requesting the time line for the completion of the park be extended to the
Certification of Occupancy of the 80" lot or prior to the recordation of the 107" lot
(anticipated 3" phase) which ever occurs first. This will allow for the additional time needed
to enter the RCTA.

We are looking forward to working with you and your staff through the approval process of
this application. If you have any question or need any additional information, please don’t
hesitate to call me at (775) 771-5554

Sincerely

Gy Gl

Gary Guzelis, President
Axion Engineering

681 Edison Way Reno, NV 89502 775-771-5554c  775-856-3951f gary@axionewigﬂéyiggﬁ(&bz
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SECTION A

AMENDMENT APPLICATION

Civil Engineering * Land Development
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Community Services Department

Planning and Building

AMENDMENT OF CONDITIONS
APPLICATION

Community Services Department
Planning and Building

1001 E. Ninth St., Bldg. A

Reno, NV 89512-2845

Telephone: 775.328.6100

WAC19-0002
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Washoe County Development Application

Your entire application is a public record. If you have a concern about releasing
personal information, please contact Planning and Building staff at 775.328.6100.

Project Information Staff Assigned Case No.:

Project Name:

Blackstone Estates

161 lot single family residential subdivision

Project
Description:

Project Address: 350 Calle De La Plata

Project Area (acres or square feet): 58.49 acres

Project Location (with point of reference to major cross streets AND area locator):

350 Calle de la Plata, on the north side of the road and approximately 650 feet east of its intersection with Pyramid Hwy

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage:
534-571-01 58.49

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)

Property Owner: Professional Consultant:
Name: JC Blackstone, LLC Name: Axion Engineering, LLC
Address: 5400 Equity Ave. Address: 681 Edison Ave.
Reno, NV Zip: 89502 Reno, NV Zip: 89502
Phone: 473-4215 Fax: 835-4017 Phone: 771-5554 Fax:
Email: chendrix@kdhbuilders.net Email: gary@axionengineering.net
Cell: 702-236-8356 Other: Cell: Other:
Contact Person: Clay Hendrix Contact Person: Gary Guzelis
Applicant/Developer: Other Persons to be Contacted:
Name: Same Name:
Address: Address:

Zip: Zip:
Phone: Fax: Phone: Fax:
Email: Email:
Cell: Other: Cell: Other:
Contact Person: Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):
, DA CY-0002
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Property Owner Affidavit

Applicant Name: JC Blackstone, LLC

The receipt of this application at the time of submittal does not guarantee the application complies with all
requirements of the Washoe County Development Code, the Washoe County Master Plan or the
applicable area plan, the applicable regulatory zoning, or that the application is deemed complete and will
be processed.

STATE OF NEVADA )

COUNTY OF WASHOE )

|,_Kenneth Hendrix, Manager of JC Blackstone, LLC

(please print name)

being duly sworn, depose and say that | am the owner* of the property or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true, and correct to the best of my knowledge
and belief. | understand that no assurance or guarantee can be given by members of Planning and
Building.

(A separate Affidavit must be provided by each property owner named in the title report.)

Assessor Parcel Number(s): 534-571-01

| 4P AP S B B

Printed Name,

Signed_

Address_5400 Equity Ave., Reno, NV 89502

A4

(Notary Stamn)
" <32, CONNIE M. PATTERSON
 [SE78) Notary Public - State of Nevada
: %0 Appoirkment Recorded in Washoe Cousty

No: 96-42244-2 - Expires October 12, 2022

*Owner refers to the following: (Please mark appropriate box.)

O Owner
® Corporate Officer/Partner (Provide copy of record document indicating authority to sign.)
Q Power of Attorney (Provide copy of Power of Attorney.)
O Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)
O Property Agent (Provide copy of record document indicating authority to sign.)
O Letter from Government Agency with Stewardship
December 2018
: WAC19-0002
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Amendment of Conditions Application

Supplemental Information
(All required Information may be separately attached)

Required Information

1. The following information is required for an Amendment of Conditions:

a. Provide a written explanation of the proposed amendment, why you are asking for the
amendment, and how the amendment will modify the approval.

b. Identify the specific Condition or Conditions that you are requesting to amend.

c. Provide the requested amendment language to each Condition or Conditions, and provide both
the existing and proposed condition(s).

Existing Conditions 1.y as written:

As proposed by the applicant, the +3.19-acre common open space area located along the western property boundary is intended serve as a neighborhood park. Prior to
recordation of the 80th lot within this subdivision, at least 1.5-acres of this area or another common open space area within the subdivision site shall be developed as a
neighborhood park, providing passive and active recreational opportunities for residents. Development shall include landscaping, shaded areas, seating and other amenities
common to neighborhood parks. Maintenance of the area shall be perpetually funded by the homeowners association.

Proposed Conditions:

As proposed by the applicant, the £3.19-acre common open space area located along the western property boundary is intended serve as a neighborhood park. Prior to
recordation of the 107th lot or the Certificate of Occupation for the 80th lot which ever comes first within this subdivision, at least 1.5-acres of this area or another common open
space area within the subdivision site shall be developed as a neighborhood park, providing passive and active recreational opportunities for residents. Development shall include
landscaping, shaded areas, seating and other amenities common to neighborhood parks. Maintenance of the area shall be perpetually funded by the homeowners association.

2. Describe any potential impacts to public health, safety, or welfare that could result from granting the
amendment. Describe how the amendment affects the required findings as approved.

The planning commission considers 10 findings when reviewing and approving a
tentative map application. Item(d) discusses the availability and accessibility of
public services such as schools, police and fire protection, transportation,
recreation and parks;

The proposed request to postpone the construction of the park is in order to
complete the Residential Construction Tax Agreement with the County as well as to
allow time for construction of the park improvements. Other than the estimated 6 to
7 month completion postponement there is no affect on the findings.

Washoe County Planning and Building December 2018
AMENDMENT OF CONDITIONS APPLICATION SUPPLEMENTAL INFORMATION

WAC19-0002
EXHIBIT D



Conditions of Approval

Tentative Subdivision Map Case Number TM15-001

The project approved under Tentative Subdivision Map Case Number TM15-001 shall be
carried out in accordance with the Conditions of Approval granted by the Planning Commission
on November 1, 2016. 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 or to abide by all other generally applicable
Codes, and neither these conditions nor the approval by the County of this project/use override
or negate any other applicable restrictions on uses or development on the property.

Unless otherwise specified, all conditions related to the approval of this Tentative Subdivision
Map shall be met or financial assurance must be provided to satisfy the conditions of approval
prior to issuance of a grading or building permit. The agency responsible for determining
compliance with a specific condition shall determine whether the condition must be fully
completed or whether the applicant shall be offered the option of providing financial assurance.
All agreements, easements, or other documentation required by these conditions shall have a
copy filed with the County Engineer and the Planning and Development Division.

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

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

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

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

e Prior to recordation of a final map.
¢ Prior to obtaining a final inspection and/or a certificate of occupancy.
e 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.

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

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 — Fax: 775.328.6133
www.washoecounty.us/comdev WAC19-0002
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Washoe County Conditions of Approval

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

e 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.

e The NEVADA DEPARTMENT OF TRANSPORTATION (NDOT) is directed and
governed by its own board. Therefore, any conditions set by the Nevada
Department of Transportation must be appealed to that Board.

¢ The WASHOE COUNTY SCHOOL DISTRICT is directed and governed by its
own board. Any conditions set by the Washoe County School District must
be appealed to the Washoe County Board of Trustees.

STANDARD CONSIDERATIONS FOR SUBDIVISIONS
Nevada Revised Statutes 278.349

Pursuant to NRS 278.349, when contemplating action on a Tentative Subdivision Map, the
governing body or the Planning Commission, if it is authorized to take final action on a tentative
map, shall consider:

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

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

(© 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;

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

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

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

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

Tentative Subdivision Map Case Number: TM15-001

Page 2 of 16 WAC19-0002
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Washoe County Conditions of Approval

Washoe County Planning and Development

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

Contact Name — Kelly Mullin, 775.328.3608, kmullin@washoecounty.us

a. The applicant shall demonstrate substantial conformance to the plans approved as part
of this tentative map.

b. The tentative map shall be in substantial compliance with the approved Tentative Map
and provisions of Washoe County Code Chapter 110, Article 408, Common Open Space
Development, Article 604, Design Requirements, and Article 608, Tentative Subdivision

Maps.
Regulatory Zone Medium Density Suburban (MDS)
for Review Purposes Normal MDS lot sizes have been reduced
Minimum Lot Area Proposed 8,595 square feet
Minimum Lot Width 80 feet
Minimum Front Yard 20 feet
Minimum Side Yard 8 feet
Minimum Rear Yard 20 feet
Maximum Building Height 35 feet

Notes: Variances to these standards may be processed per Washoe County Code.

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

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

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

f. All final maps shall contain the applicable portions of the following Jurat:
Jurat for FIRST FINAL MAP

THE TENTATIVE MAP FOR TM15-001 (BLACKSTONE ESTATES) WAS APPROVED
<denied> BY THE WASHOE COUNTY PLANNING COMMISSION ON NOVEMBER 1,
2016. [If the TM had been appealed to the BCC --- Add:] THE WASHOE COUNTY
COMMISSION APPROVED THE TENTATIVE MAP ON APPEAL ON <date>.

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.

Tentative Subdivision Map Case Number: TM15-001

Page 3 of 16 WAC19-0002
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Washoe County Conditions of Approval

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

THE NEXT FINAL MAP FOR TM15-001 (BLACKSTONE ESTATES) MUST BE
APPROVED AND ACCEPTED FOR RECORDATION BY THE PLANNING AND
DEVELOPMENT DIRECTOR ON OR BEFORE THE EXPIRATION DATE, THE

DAY OF , 20 , OR AN EXTENSION OF TIME FOR THE TENTATIVE
MAP MUST BE APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION
ON OR BEFORE SAID DATE.

<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
DEVELOPMENT DIRECTOR. THE OFFER OF DEDICATION FOR <streets, sewers>
IS REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH
NRS CHAPTER 278.

WILLIAM H. WHITNEY, DIRECTOR, DATE
PLANNING AND DEVELOPMENT DIVISION

Jurat for ALL SUBSEQUENT FINAL MAPS

THE TENTATIVE MAP for TM15-001 (BLACKSTONE ESTATES) was APPROVED
<denied> BY THE WASHOE COUNTY PLANNING COMMISSION ON NOVEMBER 1,
2016. [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 Development 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 Development Director’s signhature 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 TM15-001 (BLACKSTONE ESTATES) MUST BE
APPROVED AND ACCEPTED FOR RECORDATION BY THE PLANNING AND
DEVELOPMENT 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 Subdivision Map Case Number: TM15-001
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Washoe County Conditions of Approval

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
DEVELOPMENT DIRECTOR. THE OFFER OF DEDICATION FOR <streets, sewers>
IS REJECTED AT THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH
NRS CHAPTER 278.

WILLIAM H. WHITNEY, DIRECTOR, DATE
PLANNING AND DEVELOPMENT DIVISION

[Option for all merger and re-subdivision maps]

PUBLIC STREETS, UTILITY EASEMENTS, OR ANY OTHER EASEMENTS NO
LONGER REQUIRED FOR THE FINAL MAP WERE ABANDONED PURSUANT TO
ABANDONMENT CASE NO. AND THE DOCUMENT HAS BEEN
RECORDED PRIOR TO THE RECORDATION OF THIS MAP.

g. Prior to acceptance of public improvements and release of any financial assurances, the
developer shall furnish to the 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.

h. The applicant shall record the Action Order with the County Recorder. A copy of the
recorded Action Order stating conditional approval of this tentative map shall be
attached to all applications for administrative permits issued by Washoe County.

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

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

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

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

NOTE

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

Tentative Subdivision Map Case Number: TM15-001
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Washoe County Conditions of Approval

I.  The developer shall provide written approval from the U.S. Postal Service concerning
the installation and type of mail delivery facilities. The system, other than individual
mailboxes, must be shown on the project construction plans and installed as part of the
on-site improvements.

m. The developer and all successors shall direct any potential purchaser of the site to meet
with the Planning and Development Division to review conditions of approval prior to the
final sale of the site. Any subsequent purchasers of the site shall notify the Planning and
Development Division of the name, address, telephone number and contact person of
the new purchaser within thirty (30) days of the final sale.

n. Failure to comply with the conditions of approval shall render this approval null and void.

0. Conditions, covenants, and restrictions (CC&Rs), including any supplemental CC&Rs,
shall be submitted to the Planning and Development 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 the Planning and Development
Division 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:

i. 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:

e Vegetation management;
¢ Watershed management;
e Debris and litter removal;
e Fire access and suppression; and

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

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

ii. 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.

iv. The project 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.

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

vi. All outdoor lighting on buildings and streets within the subdivision shall be down-
shielded.
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vii. No motorized vehicles shall be allowed on the platted common area except
emergency vehicles, utility service vehicles, or vehicles involved in homeowner
association maintenance and repair of common area facilities.

viii. Mandatory solid waste collection.

ix. 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.

X. Slopes shall be three (3) horizontal to one (1) vertical (3:1) or flatter.

p. 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 the Planning and Development
staff and the District Attorney.

g. The applicant shall prepare and submit a noxious weeds control plan that is developed
through consultation with the Washoe County Health District, the University of Nevada
Cooperative Extension, and/or the Washoe-Storey Conservation District.

r. Disturbed areas left undeveloped for more than sixty (60) days must be revegetated by
methods approved by Planning and Development.

s. All land disturbing activities during construction phases including, but not limited to
grading, excavation, cut and fill, etc., must be done with effective dust control measures
consistent with Washoe County Health District Regulations governing Air Quality
Management. Disturbances greater than one (1) acre in size must obtain an approved
dust control plan prior to beginning work.

t. Prior to any ground disturbing activity, the applicant shall submit a
landscaping/architectural design plan to the Planning and Development Division for
review and approval by the Design Review Committee. Said plan shall address, but not
be limited to: signage; exterior lighting; fencing; landscaping design to include walking
trails and park area; landscaping material that emphasizes the use of native and low
water requirement vegetation (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.

u. 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 the Planning and Development Division / 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(s) shall be wet-stamped. The letter(s) shall indicate any provisions of
the code that the Director of the Planning and Development Division has waived.

v. All landscaping shall be maintained in accordance with the provisions found in Washoe
County Code Section 110.412.75, Maintenance. A three-year maintenance plan shall be
submitted and wet-stamped by a licensed landscape architect registered in the State of
Nevada to the Planning and Development Division prior to the issuance of a Certificate
of Occupancy within the subdivision.

w. The development must comply with all of TMWA water rights and infrastructure and
connection fee requirements.
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X. As proposed by the applicant, lots located along the western perimeter shall not be
developed with homes or structures that exceed a single story. A note to this effect shall
be placed on applicable final maps, and a disclosure shall be made by the developer to
affected homebuyers on their closing documents.

y. As proposed by the applicant, the £3.19-acre common open space area located along
the western property boundary is intended serve as a neighborhood park. Prior to
recordation of the 80™ lot within this subdivision, at least 1.5-acres of this area or another

——> common open space area within the subdivision site shall be developed as a

neighborhood park, providing passive and active recreational opportunities for residents.
Development shall include landscaping, shaded areas, seating and other amenities
common to neighborhood parks. Maintenance of the area shall be perpetually funded by
the homeowners association.

z. Construction hours are limited to 7 a.m. to 6 p.m., Monday through Friday, and 9 a.m. to
6 p.m. on Saturday, with no construction occurring on Sunday.

aa. Prior to any grading or construction activity in the development, the developer shall
construct a 6-foot-high solid fence along the length of the rear property line of 11275
Campo Rico Lane (APN: 534-571-04). This fence shall be maintained by the
homeowners association.

bb. Equestrian use shall not be permitted in the common open space/park area located
adjacent to 11275 Campo Rico Lane (APN: 534-571-04). Prior to approval of the final
map, the applicant shall demonstrate how this condition and Condition 5(a)(i) shall be
met.

cc. To enhance public safety, the applicant shall aspire to make every reasonable effort to
work with appropriate government agencies to bring about the complete construction of
a fully signalized intersection at Calle De La Plata and Pyramid Highway in the year
2017.

Washoe County Engineering and Capital Projects

2. The following conditions are requirements of the Engineering and Capital Projects Division.
Unless otherwise noted, the County Engineer shall be responsible for determining
compliance with these conditions.

Contact Names — Walt West, 775.328.2310, wwest@washoecounty.us and Clara
Lawson, 775.328.3603, clawson@washoecounty.us

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.
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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 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 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,
guitclaimed, 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.

Drainage and Storm Water Discharge Program Conditions (Washoe County Code Articles
110.420 and 110.421)

j.  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.

k. 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
master hydrology report shall include among other things:

i. Determination of the portion of the 100 year peak flow rate and volume contributing
to the project boundary from Griffith Canyon discharge (ie, that portion of 100 year
flood plain which lies north of Calle de la Plata) and the routing of this flow, if any,
through the development.

ii. Estimation of peak flows from other offsite contributing areas including verification
that reported diversion of flows into the Donovan Pit is a permanent drainage
condition. If the drainage diversion is not supported by appropriate drainage
easements or a recorded agreement which allows the perpetual diversion, then the
design shall account for and route the total basin flow through the project.

iii. Detention basin modeling shall use HEC-1/HMS and shall account for discharges
from or into existing or proposed offsite detention basins. The analysis shall
determine no or minimal adverse impacts to existing or proposed offsite detention
basin.

iv. An analysis of the impacts of routing drainage from north side of Calle de la Plata
into the North Spanish Springs Flood Detention Facility (NSSFDF) and if impacts
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are minimal, stormwater facilities shall be designed and constructed to route flows
to NSSFDF.

. 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.

m. Any increase in stormwater runoff resulting from the development and based on the 5
year and 100-year storm(s) shall be detained.

n. 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.

0. 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.

p. 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.

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

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

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

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

u. 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.

v. Maintenance access and drainage easements shall be provided for all existing and
proposed drainage facilities.
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w. Drainage easements shall be provided for all storm runoff that crosses more than one
lot.

Traffic and Roadway (Washoe County Code Article 110.436)

x. 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.

y. An Occupancy Permit shall be obtained from the Nevada Department of Transportation
(NDOQOT), for access to, from or under roads and highways maintained by NDOT, and a
copy of said permit shall be submitted to the County Engineer prior to finalization of the
affected final map.

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

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

bb. A note on each affected final map shall state that no direct access from individual lots
shall be allowed onto Calle de la Plata. This note shall also be included in the CC&Rs to
the satisfaction of the District Attorney’s Office.

cc. For any utilities placed in existing County streets, the streets shall be repaired to the
satisfaction of the County Engineer. At a minimum, this will require full depth removal
and replacement of asphalt for half the street width, or replacement of non-woven
pavement reinforcing fabric with a 2” asphalt overlay for half the street width. Type I
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 or if multiple utilities on both sides of the street are
required.

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

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

ff. At a point where residential lotting is beyond 1,500 feet from the primary access, a
secondary access shall be provided extending to an existing public roadway. The
secondary access may be an emergency access roadway.

gg. Traffic calming measures within the project boundary shall be constructed every 500 to
600 feet to the satisfaction of the County Engineer. Acceptable traffic calming measures
include speed tables, bulb outs, neck downs, chicanes and mini roundabouts.

hh. With the approval of the first final map, the portion of Calle de la Plata adjoining the
project boundary shall be widened to meet Washoe County requirements for roadways
within suburban areas including curb, gutter, and sidewalk along the north side of the
road. The total pavement width shall accommodate a two-way left turn pocket.
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Washoe County Utilities

3. The following conditions are requirements of Utilities, which shall be responsible for
determining compliance with these conditions.

Contact Name — Timothy Simpson, 775.954.4601, tsimpson@washoecounty.us

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

b. Improvement plans shall be submitted and approved by the Community Services
Department (CSD) 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.

c. 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.

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

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

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

g. 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.

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

i. the estimated sewage flows generated by this project,

ii. projected sewage flows from potential or existing development within tributary
areas,

ii. slope of pipe, invert elevation and rim elevation for all manholes,
iv. proposed collection line sizes, on-site and off-site alignment, and half-full velocities.

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

j- No permanent structures (including rockery or retaining walls, buildings, etc.) shall be
allowed within or upon any County maintained utility easement.

k. 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.
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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 Names - Environmental Health Services: James English, 775.328.2434,
jenglish@washoecounty.us and Jim Shaffer, jshaffer@washoecounty.us; Emergency
Medical Services: Christina Conti, 775.326.6042, cconti@washoecounty.us

The Environmental Health Services (EHS) Division requires the following conditions to
be completed prior to review and approval of any Final Map:

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

i. The application for a Water Project shall conform to the requirements of NAC
445A.66695.

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

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

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

c. Improvement plans for the water system may be constructed prior to Final Map submittal
only after Water Project approval by this Division.

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 Division for approval per NAC 278.290 and
NAC 445A.66715.

The EHS Division requires the following to be submitted with the Final Map application
for review and approval:

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

e. 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 of this Division an inspection plan for periodic inspection of the construction
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of the systems for water supply and community sewerage. The inspection plan must
address the following:

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 Division 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.

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

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

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

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

g. Prior to final approval, a “Commitment for Water Service” letter from the water purveyor
committing adequate water service for the entire proposed development must be
submitted to this Division.

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

h. The Final Map application packet must include a letter from Nevada Division of
Environmental Protection to this Division certifying their approval of the Final Map.

i. The Final Map application packet must include a letter from Division of Water Resources
certifying their approval of the Final Map.

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

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

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

Other EHS Division Conditions

I.  The Health District will require for the typical front lot a minimum 24 inch catchment area
from the back face of impervious surfaces. The Low Impact Design (LID) will reduce
nuisance water runoff into the infrastructure while minimizing downstream runoff (Health
Regulations Governing the Prevention of Vector-Borne Diseases 040.038).
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m. The westside ditch will require 4- 6 inch cobble rock in the flow line of the ditch to reduce
the downstream transport of sediment (Health Regulations Governing the Prevention of
Vector-Borne Diseases 040.021).

n. The detention basin will require the Health District’s standard design of a cobble rock
lined low flow channel, one foot deep and 2-3 feet wide connecting the inlet(s) to the
outlet pipe. In addition, we will require over excavating below the low flow channel with
a cobble lined infiltration trench design 2 feet wide and 3 feet deep the length of the
basin to reduce downstream effects of storm water runoff (Health Regulations Governing
the Prevention of Vector-Borne Diseases 040.023).

0. The Health District will require percolation testing at or near grade of the proposed
detention basin representative materials to determine the oils ability to receive and
infiltrate storm water. The maximum drain time of 7 days is required after a storm event
per Truckee Meadows Regional Drainage Manual (section 1302.1). The maximum drain
time of 7 days is required as well for nuisance water runoff.

p. Vegetation planted in the detention basin shall be one foot away from the low flow
channel. The following maintenance shall be noted on the civil plans and in the HOA;s
CC&R's, "All vegetation debris and blockages shall require removal in the low flow
channel including one foot way on either side of the channel on an annual basins.
Maintenance of the detention basin will mitigate insect development by preventing
standing water from ponding longer than 7 days." Health Regulations Governing the
Prevention of Vector-Borne Diseases 040.022).

g. In the construction of the storm drain system, sumpless catch basins with a vault unit is
require to reduce the downstream effects of sediment and oil runoff (Health Regulations
governing the Prevention of Vector-Borne Diseases 040.013)

Emergency Medical Services Program Conditions

r. Estate numbers shall be clearly marked on the curb and residences and all common
areas.

Washoe County Regional Parks and Open Space

5. The following conditions are requirements of Washoe County Regional Parks and Open
Space, which shall be responsible for determining compliance with these conditions.

Contact Name — Dennis Troy, 775.328.2059, diroy@washoecounty.us

a. A trails plan shall be prepared as part of the project. Trail plan shall include:

i. TRAIL EASEMENTS: One 20-30° non-motorized (equestrian and pedestrian)
public access trail easements shall be provided as part of the project. Easements
may be relocatable to ensure compatibility within the development. A north-south
connector providing access from Calle de la Plata to the Sugarloaf Peak & Trail in
a location acceptable to the developer and Washoe County shall be provided.

ii. The applicant shall construct trails within easement corridors described in item i.
above to Washoe County Green Book Standards.

iii. Trails shall be constructed and maintained in accordance with Washoe County
"Green Book" standards. Designated trails shall be maintained and perpetually
funded by the homeowners or maintenance association as designated by the
applicant. The maintenance and funding of the trail corridor and related
improvements shall be addressed in the CC&Rs to the satisfaction of the Washoe
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County District Attorney. Trail corridor maintenance shall, as a minimum address
the following:

Debris and litter removal

Weed abatement

Drainage and watershed management

Erosion Control

Amenity maintenance and replacement (signage, dog waste disposal
stations, benches etc.)

Washoe County School District

6. The following conditions are requirements of the Washoe County School District (WCSD),
which shall be responsible for determining compliance with these conditions. The WCSD is
directed and governed by its own board. Therefore, any conditions set by the WCSD must
be appealed to that board.

Contact Name — Mike Boster, 775.789.3810, mboster@washoeschools.net

a. A disclosure shall be made by the developer to each homebuyer/renter on their
closing/rental documents that K-12 students in this subdivision may be assigned to the
nearest WCSD school(s) with available capacity in the event that the currently zoned
schools cannot accommodate additional students.

Truckee Meadows Fire Protection District

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

Contact Name — Amy Ray, 775.326.6000, aray@tmfpd.us

a. Any developments on the property shall meet the requirements of Washoe County Code
(WCC) Chapter 60.

b. Plans shall be submitted for review and approval to TMFPD.

c. A Vegetation Management Plan is required for the project in accordance with the
requirements of the International Wildland Urban Interface Code, 2012 Ed. shall be
submitted for approval by TMFPD.

d. HOA and CC&R requirements and conditions shall be submitted for review, comment
and approval by TMFPD prior to recording, adoption and use.

e. Open spaces and drainages shall be maintained in accordance with WC Code 60, the
Vegetation Management Plan and conditions placed in the HOA and CC&R documents,
ensuring vegetation management and maintenance in those areas.

f.  Two means of access and/or egress shall be provided.

g. Hydrant placement shall be reviewed and approved by TMFPD. All hydrants shall be
equipped with Storz attachments upon installation.

h. Cul-de-sac dimensions shall be 100 foot diameter/50 foot radius to accommodate fire
department use and parking in the cul-de-sac.

i. Specifications for the turf shall be submitted to TMFPD for review and approval.

*** End of Conditions ***
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= - P.O. Box 11130
Planning and Development Reno, Nevada 89520-0027

Phone: (775) 328-6100
INTE iON SERV
GRITY COMMUNICAT SERVICE Fax: (775) 328.6133

Planning Commission Action Order
Tentative Subdivision Map Case Number TM15-001

Decision; Approval with Conditicns

Decision Date: November 1, 2016

Mailing/Filing Date: November 7, 2016

Property Owner: Jacie, LLC cfe Douglas Properties, LLC

Attn; Samuel Douglas
3820 Lone Tree Lane
Reno, NV 89511

Assigned Planner; Kelly Mullin, Planner
Washoe County Community Services Department
Planning and Development Division
Phone: 775.328.3608
E-Mail: kmullin@washoecounty.us

Tentative Subdivision Map Case Number TM15-001 (Blackstone Estates) — Hearing, discussion,
and possiblie action to approve a 161-lot, single family detached, commeon open space subdivision on a
+58.48-acre parcel. Lots will range in size from 8,595 square feet (+.19 acres) to 19,271 sguare feet
(+.44 acres) with lot sizes averaging approximately 11,140 square feet (+.25 acres).

o Applicant; SP58, LLC

e Property Owner: Jacie, LLC

e Location: 350 Calle de la Plata, on the north side of the road and
approximately 850 feet east of its intersection with
Pyramid Hwy

¢ Assessor's Parcel Number: 534-571-01

e Parcel Size: +58.49 acres

¢ Master Plan Category:; Suburban Residential (SR)

¢« Reguiatory Zone: Medium Density Suburban (MDS)

+ Area Plan: Spanish Springs

e Citizen Advisory Board: Spanish Springs

o Development Code: Article 608, Tentative Subdivision Maps and
Article 408, Common QOpen Space Development

e Commission District: 4 — Commissioner Hartung

¢ Section/Township/Range: Section 23, T21N, R20E, MDM,

Washoe County, NV

Notice is hereby given that the Washoe County Planning Commission granted approval with conditions
of the above referenced case number based on the findings in accordance with Washoe County
Development Code Article 608, Tentative Subdivision Maps. If no appeals have been filed within 10
calendar days after the Mailing/Filing date shown on this Action Order, the approval by the Washoe
County Planning Commission is final. If filed, an appeal stays any further action on the permit until final
resolution of the appeal. An appeal shall be filed in accordance with the provisions found in Article 912
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To: SP5§, LLC

Subject: Tentative Subdivision Map Case Number TM15-001
Date: November 7, 2016

Page: 2

of the Washoe County Development Code. This decision is based on having made all ten findings in
accordance with Washoe County Development Code Section 110.608.25:

1)
2)
3)

4)

6)

7)

8)

9)

10)

Plan Consistency. That the proposed map is consistent with the Master Plan and any

specific plan;

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

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

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

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;

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

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;

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

Dedications. That any land or improvements to be dedicated to the County is consistent
with the Master Plan; and10)

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

This Action Order is issued subject to the attached conditions and Washoe County development
standards. Please contact the planner assigned to your project at the above-referenced phone number
within seven days of receipt of this Order to review the steps necessary to satisfy the Conditions of
Approval. Any business license, certificate of occupancy or final approval shall not be issued until all of
the Conditions of Approval (attached) are satisfied. Additionally, compliance shall be required with all
federal, state and local statutes, ordinances, and regulations applicable to the approved project.

This Action Order does not authorize any development, to include building construction and

grading., without the required permits from the Washoe County Building and Safety Division.

Washoe County Community Services Department
Planning and Development Division

Carl R. We

s

Secretary to the Planning Commission

/f

bb, Jr., AICP

=
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To: SP58, LLC

Subject: Tentative Subdivision Map Case Number TM15-001
Date: November 7, 2016

Page: 3

CRW/KM/df

Enclosure: Conditions of Approval
XG:

Applicant: SP58, LILC
Attn: Josh Myers
439 W. Plumb Lane
Reno, NV 88509

Property Owner: Jacie, LLC c/o Douglas Properties, LLC
Attn: Samuel Douglas
3820 Lone Tree Lane
Reno, NV 89511

Representative: Rubicon Design Group, LLC
Attn: Mike Railey
100 California Ave. #202
Reno, NV 89509

Others: Blackstone Development Group, Inc.
Atin; Scoit Baumgardner
6262 North Swan Road, Suite 120
Tucson, AZ 85718

Action Order xc: Nathan Edwards, District Attorney's Office; Keirsten Beck, Assessor's Office;
Cori Burke, Assessor's Office; John Cella and Tim Simpson, Ultilities; Dwayne
Smith, Walt West, Clara Lawson, and Kimble Corbridge, Engineering Division;
Amy Ray, TMFPD; Steve Shell, State of Nevada Division of Water Resources;
Rebecca Kapuler, Regional Transportation Commission; Jae Fullen, NDOT; Kim
Robinson, Truckee Meadows Regional Planning Agency; Spanish Springs
Citizen Advisory Board, Chair
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SECTION B

ADDITIONAL INFORMATION
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Washoe County Parcel Information

Parcel ID Status Last Update
53457101 | Active 2/5/2019 2:06:29 AM
Current Owner: SITUS:
JC BLACKSTONE LLC 350 CALLE DE LA PLATA
WCTY NV

2400 EQUITY AVE
RENO, NV 89502

Taxing District Geo CD:
4000

Legal Description
Township 21 Section 23,24 Lot Block Range 20 SubdivisionName UNSPECIFIED

Tax Bill (Click on desired tax year for due dates and further details)

Tax Year Net Tax Total Paid Penalty/Fees Interest Balance Due
2018 $727.61 $727.61 $0.00 $0.00 $0.00
2017 $698.44 $£805.23 £0.00 £0.00 $0.00
2016 $680.61 $680.51 $0.00 $0.00 $0.00
2015 & $£680.44 £680.44 £0.00 £0.00 $0.00
2014 $680.46 $680.46 $0.00 $0.00 $0.00

Total WAC19‘§9?[ID
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