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Washoe County Planning Commission 
October 1, 2019 

Tentative Subdivision Map Case 
Number WTM19-001 

Pleasant Valley Estates 
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Request 

 
 

• 58-lot single-family residential, common-
open-space tentative subdivision map  

• Lots ranging in size from 12,507 to 74,591 
square feet in size 

• Slopes greater than 15% on 20% or more of 
the site and is subject to Hillside 
Development standards 

• Maximum allowable number of dwelling is 58 
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Approved 
Unbuilt 

Subdivisions 
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Proposed Lots 

Chance Lane 
(Primary Access) 

To Star Point Drive 
(Emergency Access) 

Rocky Vista Road 
(Additional Access) 
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Evaluation 

Developed area is primarily on lesser slopes. With updated 
configuration most slopes above 30% are proposed to be in open 
space areas.  
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Grading (Article 438): 
 Approximately 231,000 cubic yards 
 Within proposed development area generally 

comply with the standards of Article 438 

Evaluation 
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Street Design (Article 436) 
 Pages 8-9 of staff report 
 Chance Lane proposed at 12% for 

approximately 420 feet 
 Under most circumstances street grade is 

limited to a maximum of 6% 
 2:1 slopes proposed adjacent to Chance Lane 

Evaluation 
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Street Design (Article 436) 

Evaluation 
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Street Design (Article 436) 

Evaluation 



10 

 Proposed slopes adjacent to Chance Lane are 2:1 
 Grading (Article 438) includes: 

 

 
 The plans submitted for review with this request 

do not comply with this provision. 
 

Evaluation 
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 Roadway connection between the Toll Road area 
and the Rhodes Road area is supported by the 
South Valleys Area Plan.  

 S.V.3.6: Emergency or secondary access from the Toll 
Road area to U.S. 395 via Rhodes Road or other 
feasible location is desired. Development proposals 
in this general area should be examined for their 
ability to provide this access. New development 
should not be permitted to prevent this access from 
being established. 

Evaluation 
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Evaluation 

Chance Lane 
(Primary Access) Emergency Access 

to Star Pointe Drive 

Rocky Vista Road 
(Access to Toll 

Road Area) 
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 Meeting of September 12, 2019 
 Minutes included at Exhibit B to the Staff Report 
 CAB voted to recommend denial 
 Concern raised that the bridge on Rhodes Road 

will not support emergency vehicles 
 Rhodes Road provides access to Chance Lane 

(primary access to proposed subdivision) 

South Truckee Meadows / Washoe Valley  
Citizen Advisory Board  
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 Planning Staff contacted Truckee Meadows Fire 
Protection District with this question. 
 After Staff Report was finalized there was 

substantial conversation between TMFPD and 
Washoe County Engineering. 

South Truckee Meadows / Washoe Valley  
Citizen Advisory Board  
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TMFPD Response Time 
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TMFPD Response Time 
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 A proposal for bridge re-inspection is 
expected this week. 
 As a precaution Engineering has advised fire 

not to use the bridge until it is re-inspected. 

Bridge Re-inspection 
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Public Notice 
 Notice sent to 59 

affected property 
owners at a 
distance of 500 
feet from the 
subject site. 
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Reviewing Agencies 
Conditions were recommended by: 
 

Washoe County: 
– Planning and Building Division 
– Engineering and Capital Projects 
– Parks 
– Water Rights 
– Health District EMS 

Truckee Meadows Fire Protection District 
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Tentative Subdivision Map Findings 

Pages 12 through 14 in the Staff Report 
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Tentative Subdivision Map Findings 
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Tentative Subdivision Map Findings 
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Tentative Subdivision Map Findings 



25 

Tentative Subdivision Map Findings 
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Tentative Subdivision Map Findings 

• Response from TMFPD will be outside of established standards 
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Tentative Subdivision Map Findings 
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Tentative Subdivision Map Findings 



29 

Tentative Subdivision Map Findings 
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Tentative Subdivision Map Findings 
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Concerns include: 
Street Grades 
Steepness of graded slopes adjacent to roadways 
Response time for Truckee Meadows Fire 
Protection District 
 
Benefit include: 
Potential road connection between Toll Road and 
Rhodes Road areas 

Overall Evaluation 
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Recommendation 
Some agencies which reviewed the application 
recommended conditions in support of approval. Planning 
has evaluated the project and is not satisfied that the  design 
of roadways and design of grading are appropriate under the 
Development Code. Therefore, after a thorough analysis and 
review, staff has provided the Planning Commission with 
possible motions for both approval and denial and makes no 
recommendation of either approval or denial for Tentative 
Subdivision Map Case Number WTM19-001. 
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Possible Motion (Approval) 

I move that, after giving reasoned consideration to 
the information contained in the staff report and 
information received during the public hearing, 
the Washoe County Planning Commission approve 
Tentative Subdivision Map Case Number WTM19-
001 for Pleasant Valley Estates, LLC, having made 
all ten findings in accordance with Washoe County 
Code Section 110.608.25 



34 

Possible Motion (Denial) 

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 deny 
Tentative Subdivision Map Case Number WTM19-
001 for Pleasant Valley Estates, LLC, being unable 
to make all ten findings in accordance with 
Washoe County Code Section 110.608.25 
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Any Questions For Staff? 
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