Planning Commission Staff Report
Meeting Date: June 2, 2020

TENTATIVE SUBDIVISION MAP CASE NUMBER:

Agenda Item: 9A

WTM20-002 (Harmony Mesa)

BRIEF SUMMARY OF REQUEST: Merge and re-subdivide two parcels totaling ±6.5 acres in order
to develop an 18-lot single-family residential, common open space subdivision.
STAFF PLANNER: Roger Pelham, Senior Planner, 775.328. 3622, rpelham@washoecounty.us
CASE DESCRIPTION: Tentative Subdivision Map Case
Number WTM20-002 (Harmony Mesa) – For possible
action, hearing, and discussion to approve a tentative map
for the merger and re-subdivision of two parcels totaling
±6.5 acres in order to develop an 18-lot single-family
residential, common open space subdivision. Lot sizes
range from 6,000 square feet to 22,000 square feet. The
subdivision will have two common areas consisting of
approximately 1.3 acres. Approximately 31,400 cubic
yards of earthen material will be excavated on the site.
This constitutes Major Grading, which would be included
in the possible approval of this application.
The
application also includes a request to vary general setback
standards from 20 feet in the front and rear and 8 feet on
the sides (per Section 110.408.25 of the Washoe County
Code) to 10 feet in the front, 20 feet in front of the garage,
15 feet on the rear and 5 feet on the sides of each lot,
which would also be included in the possible approval of
this application. The maximum residential density is 3
dwellings to the acre, and the residential density proposed
is 2.8 dwellings to the acre.
Applicant:
Doug Barker
Property Owner:
Hero Land Holdings, LLC
Location:
On Marilyn Drive between
Harmony Lane and Quartz
Lane
APN:
085-330-39 and 085-330-44
Parcel Size:
± 2.63 and ±3.86
Master Plan:
Suburban Residential (SR)
and Industrial (I)
Regulatory Zone:
Medium Density Suburban
(MDS) and Industrial (I)
Area Plan:
Sun Valley
Citizen Advisory Board: Sun Valley
Development Code:
Authorized in Article 608,
Tentative Subdivision Maps,
Article 408, Common Open
Space Development, and
Article 424, Hillside
Development
Commission District:
5 – Commissioner Herman

STAFF RECOMMENDATION
APPROVE

APPROVE WITH CONDITIONS

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

DENY
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HARMONY MESA

Washoe County Planning Commission

Staff Report Date: May 15, 2020

POSSIBLE MOTION

I move that, after giving reasoned consideration to the information contained in the staff report and
information received during the public hearing, the Washoe County Planning Commission approve
Tentative Subdivision Map Case Number WTM20-002 for Doug Barker, with conditions as included at
Exhibit A to the staff report, having made all ten findings in accordance with Washoe County Code
Section 110.608.25.
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Tentative Subdivision Map
The purpose of a tentative subdivision map is:
•

To allow the creation of saleable lots;

•

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

•

To establish reasonable standards of design and reasonable procedures for subdivision
and re-subdivision in order to further the orderly layout and use of land and insure proper
legal descriptions and monumenting of subdivided land; and;

•

To safeguard the public health, safety and general welfare by establishing minimum
standards of design and development for any subdivision platted in the unincorporated area
of Washoe County.

If the Planning Commission grants an approval of the tentative subdivision map, that approval is
subject to conditions of approval. Conditions of approval are requirements that need to be
completed during different stages of the proposed project. Those stages are typically:
•

Prior to recordation of a final map.

•

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

•

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

•

Some conditions of approval are referred to as “operational conditions.” These conditions
must be continually complied with for the life of the project.

The conditions of approval for Tentative Subdivision Map Case Number WTM20-002 are attached
to this staff report and will be included with the action order, if approval is granted by Washoe
County.
The subject property has regulatory zones of Medium Density Suburban (MDS) and Industrial (I).
The MDS zone allows for three dwellings to the acre. The small I portion of the site will be included
in a separate parcel that is not a part of the subdivision and is not included in the calculation of
allowable dwellings. A total of 18 lots are permissible, subject to the approval of a Tentative
Subdivision Map. The applicant is applying for a tentative subdivision map to divide the subject site
to allow for 18 dwellings. Major Grading of approximately 31,400 cubic yards of earthen material
will be excavated on the site to facilitate the development of the subdivision which would be
included in the possible approval of this application. This is permissible, without the approval of an
additional special use permit, in accordance with Article 438, Grading. The application also
includes a request to vary general setback standards from 20 feet in the front and rear and 8 feet
on the sides (per Section 110.408.25 of the Washoe County Code) to 10 feet in the front, 20 feet in
front of the garage, 15 feet on the rear and 5 feet on the sides of each lot, which would also be
included in the possible approval of this application.
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Site Plan
Industrial Area (not a part
of the residential
)

Proposed Residential Lots
Open Space (drainage)
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Project Evaluation
Harmony Mesa is a proposed single-family, common open space, residential subdivision of 18
home sites, one detention basin, one common area for drainage and one remainder parcel. The
project site is a total of approximately 6.5 acres in the Sun Valley Area Plan, located just north of
the intersection of Harmony Drive and Marilyn Drive. The project is proposed to utilize the existing
density of three dwelling units per acre, within the Medium Density Suburban regulatory zone.
There is a small area of Industrial zoning on the southwest corner of the subject site. Conditions of
approval have been recommended that the Industrial portion be separated, as an individual parcel
of land, from any residentially-zoned area. That area is physically distant from any proposed
dwellings by a drainage-way that traverses the project site. That area is not included in the
residential calculations for this residential subdivision.
The site contains some steep slopes, some of which are the result of previous grading and the
stockpiling of various fill materials. The site shows evidence of extensive disturbance of natural
vegetation, and is currently bisected by rough, unsurfaced portion of Marilyn Drive. A portion of the
proposed cul-de-sac within the subdivision will follow a portion of the unimproved portion of Marilyn
Drive.
Due to the existing slopes, a series of retaining walls are necessary throughout the project to lower
the building pads below the adjacent roadways of Quartz Lane and Stella Drive, conditions of
approval have been included recommending the requirement guard rails on those streets to
prevent a motorist from going off the road and descending into an adjacent lot, subject to a traffic
report approved by the County Engineer. The retaining walls are proposed to be up to ten feet in
height at the highest point and will be separated by a horizontal distance (“bench”) of at least 6
feet. Each bench shall be landscaped, in accordance with the requirements of the Grading Code.
The applicant has proposed drainage features within the common open space areas, maintenance
of those improvements shall be the responsibility of the home owners association and shall be
provided for in the conditions, covenants and restrictions (CC&R’s).
The subject site is currently undeveloped but shows evidence of extensive past disturbance. There
are areas of steep slopes and areas where fill material has been dumped. There is also a natural
slope rising in elevation from the south to the north of the project site. The grading requested with
the tentative map is necessary to create relatively flat lots for development at the approved density.
This project is an in-fill development within an area primarily consisting of single-family residences
(mostly manufactured homes) on primarily one-third acre lots. The site is adjacent to industrial
uses to the west. Most of the surrounding streets are not paved and thus the surrounding lots were
primarily developed by means of the parcel map process. It is the opinion of staff that this project
will serve to benefit the surrounding area by requiring the improvement of Harmony Lane.
Information submitted by the applicant indicates that 47% of the subject site contains slopes above
15%, which requires compliance with hillside development standards within the Development
Code. The hillside article is triggered when at least 20% of the site is over 15% slope. While the
standards for hillside development are to be applied, this site is not a hillside development per se.
The intent of hillside development standards is to show care for hillsides and prominent ridgelines
and natural features impacted with development. This site is an infill site with extensive previous
disturbance and unpermitted dumping of fill material. A large part of the steepest slopes appear to
be something other than natural features. The drainage-way is not a natural drainage feature that
is desired for its beauty, wildlife or botanical values. It is essentially a graded drainage-way that will
be improved to better serve the surrounding area, as proposed with this project. Further, the
drainage way is piped at both ends. There are no other topographic features that would be
considered desirable with respect to the public good or interest.
There is very little undisturbed vegetation on the subject site. A number of small juniper trees are
proposed to be removed. None of those trees appear to be large enough to be considered
“significant trees” under article 412, Landscaping of the Development Code. Conditions of approval
Tentative Subdivision Map Case Number WTM20-002
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have been recommended that at least one evergreen tree of a native species be required in the
front yard area of each residential lot, to mitigate the removal of the existing trees.
Due to the existing topography and extensive previous disturbance, major grading of
approximately 31,400 cubic yards of earthen material will be excavated on the site to facilitate the
development of the subdivision. This is permissible, without the approval of an additional special
use permit, in accordance with Article 438, Grading. The proposed configuration of grading show
compliance with general provisions of the Development Code, and staff does not believe that
specific grading conditions of approval are warranted.
In accordance with Article 408, Common Open Space Development, the applicant is requesting
reduced building setbacks in accordance with the smaller lots proposed, rather than standards
setbacks that would typically be required for the Medium Density Suburban regulatory zone. The
applicant is requesting setbacks of: Front - 10 feet, Garage - 20 feet, Rear - 15 feet, Side - 5 feet.
These setbacks are similar to standard setbacks for the High Density Suburban regulatory zone
and are appropriate for lots as small as 6,000 square feet. These setbacks have been included in
the recommended conditions of approval.
Staff is in favor of the proposed use and development of the subject site as it improves the site
which otherwise attracts undesirable activity such as dumping of trash, junk vehicles and unwanted
fill material. Approval of the proposed subdivision represents a benefit to the surrounding area.

Subject site, looking southeast from Quartz Lane
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Subject site, looking southwest from Quartz Lane

Subject site, looking north from Harmony Lane
Sun Valley Citizen Advisory Board (SVCAB)
Due to current restrictions on public meetings, and to maintain appropriate social distances, no
CAB meeting was held during the review time for this item. The proposed project, and a CAB
member worksheet, was provided to each CAB member. Responses were requested.
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One CAB member responded and indicated no opposition to the proposed subdivision. From this,
staff assumes that there are no objections by the CAB members, on behalf of the citizens of that
area.
Reviewing Agencies
•

Washoe County Planning and Building Division addressed development standards, the
need for a homeowners association and conditions related to landscaping for the
residences. As well as the requirement for a will-serve letter from the water purveyor, Sun
Valley General Improvement District.
Contact: Roger Pelham, 328.3622, rpelham@washoecounty.us

•

Washoe County Engineering addressed standards for construction drawings, easements,
drainage, and traffic.
Contact: Leo Vesely, 328.3600, lvesely@washoecounty.us

•

Washoe County Parks addressed the need for revegetation and weed-free fill soil.
Contact: Sophia Kirschenman , 775.328.3600, skirschenman@washoecounty.us

•

Truckee Meadows Fire Protection District addressed standards for water supply and
access for fire and emergency vehicles.
Contact: Don Coon, 775.326.6077, Dcoon@tmfpd.us

Staff Comment on Required Findings
WCC Section 110.608.25 of Article 608, Tentative Subdivision Maps, requires that all of the
following findings be made to the satisfaction of the Washoe County Planning Commission before
granting approval of the abandonment request. Staff has completed an analysis of the application
and has determined that the proposal is in compliance with the required findings as follows.
1) Plan Consistency. That the proposed map is consistent with the Master Plan and any
specific plan.
Staff Comment: The proposed map is consistent with the Sun Valley Area Plan and with
the Medium Density Suburban regulatory zone, as modified by Article 408, Common Open
Space Development.
2) Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan.
Staff Comment: The design of the proposed subdivision is consistent with the Sun Valley
Area Plan. The subject site is not within any specific plan area.
3) Type of Development. That the site is physically suited for the type of development
proposed.
Staff Comment: The subject site is surrounded on all sides by existing residential and
industrial development. The subject site shows evidence of extensive past disturbance and
is, therefore, physically suited for residential development at a density of 2.8 dwellings to
the acre.
4) Availability of Services. That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System.
Staff Comment: The subject site will be served by community water and sewer systems,
provided by the Sun Valley General Improvement District (SVGID). For this reason, the
subdivision will meet the requirements of Article 702, Adequate Public Facilities
Management System.
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5) Fish or Wildlife. That neither the design of the subdivision nor any proposed improvements
is likely to cause substantial environmental damage, or substantial and avoidable injury to
any endangered plant, wildlife or their habitat.
Staff Comment: The subject site shows evidence of extensive past disturbance, and is a
relatively small site and is surrounded by existing development. Development of the subject
is, therefore, unlikely cause substantial environmental damage, or substantial and
avoidable injury to any endangered plant, wildlife or their habitat.
6) Public Health. That the design of the subdivision or type of improvement is not likely to
cause significant public health problems.
Staff Comment: The subject site will be served by community water and sewer systems,
provided by the Sun Valley General Improvement District (SVGID). For this reason,
development of the subdivision is not likely to cause significant public health problems. The
development application for this subdivision was provided to the District Health Department
for evaluation, which recommended approval, with conditions.
7) Easements. That the design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through, or use of property
within, the proposed subdivision.
Staff Comment: The design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through, or use of property
within, the proposed subdivision. The proposed cul-de-sac, which will access all parcels will
be built to County standards and dedicated as public right-of-way.
8) Access. That the design of the subdivision provides any necessary access to surrounding,
adjacent lands and provides appropriate secondary access for emergency vehicles.
Staff Comment: The design of the subdivision provides any necessary access to
surrounding, adjacent lands and provides appropriate secondary access for emergency
vehicles, by way of the proposed cul-de-sac.
9) Dedications. That any land or improvements to be dedicated to the County is consistent
with the Master Plan.
Staff Comment: Dedication of the proposed cul-de-sac to Washoe County is consistent with
the Master Plan.
10) Energy. That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.
Staff Comment: Orientation of the lots, within the proposed subdivision, will allow for natural
passive cooling and solar building designs.
Recommendation
After a thorough analysis and review, Tentative Subdivision Map Case Number WTM20-002 is
being recommended for approval with conditions. Staff offers the following motion for the Board’s
consideration.
Motion
I move that, after giving reasoned consideration to the information contained in the staff report and
information received during the public hearing, the Washoe County Planning Commission approve
Tentative Subdivision Map Case Number WTM20-002 for Doug Barker, with conditions as included
at Exhibit A to the staff report, having made all ten findings in accordance with Washoe County
Code Section 110.608.25:
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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.
proposed;

That the site is physically suited for the type of development

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.
Appeal Process
Planning Commission action will be effective 10 calendar days after the written decision is filed
with the Secretary to the Planning Commission, unless the action is appealed to the Washoe
County Board of County Commissioners, in which case the outcome of the appeal shall be
determined by the Washoe County Board of County Commissioners. Any appeal must be filed in
writing with the Planning and Building Division within 10 calendar days from the date the written
decision is filed with the Secretary to the Planning Commission and mailed to the applicant.
Applicant/Developer: Doug Barker, 979 Melba Drive, Reno, NV 89503
Owner:

Hero Land Holdings, LLC, Attn: Doug Barker, 2241 Harvard Street, Suite
200, Sacramento, CA 95815

Representatives:

Wood Rodgers, Inc., Attn: Derek Kirkland, 1361 Corporate Blvd, Reno, NV
89502
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The project approved under Tentative Subdivision Map Case Number WTM20-002 shall be
carried out in accordance with the conditions of approval granted by the Planning Commission
on June 2, 2020. Conditions of approval are requirements placed on a permit or development by
each reviewing agency. These conditions of approval may require submittal of documents,
applications, fees, inspections, amendments to plans, and more. These conditions do not
relieve the applicant of the obligation to obtain any other approvals and licenses from relevant
authorities required under any other act.
Unless otherwise specified, all conditions related to the approval of this tentative subdivision
map shall be met or financial assurance must be provided to satisfy the conditions of approval
prior to the recordation of a final parcel map. The agency responsible for determining
compliance with a specific condition shall determine whether the condition must be fully
completed or whether the applicant shall be offered the option of providing financial assurance.
All agreements, easements, or other documentation required by these conditions shall have a
copy filed with the County Engineer and the Planning and Building Division.
Compliance with the conditions of approval related to this tentative subdivision map is the
responsibility of the applicant, his/her successor in interest, and all owners, assignees, and
occupants of the property and their successors in interest. Failure to comply with any of the
conditions imposed in the approval of the tentative parcel map may result in the institution of
revocation procedures.
Washoe County reserves the right to review and revise the conditions of approval related to this
tentative subdivision map should it be determined that a subsequent license or permit issued by
Washoe County violates the intent of this approval.
For the purpose of conditions imposed by Washoe County, “may” is permissive and “shall” or
“must” is mandatory.
Conditions of approval are usually complied with at different stages of the proposed project.
Those stages are typically:
•

Prior to recordation of a final map.

•

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

•

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

•

Some “conditions of approval” are referred to as “operational conditions.” These
conditions must be continually complied with for the life of the project.

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

The DISTRICT BOARD OF HEALTH, through the Washoe County Health
District, has jurisdiction over all public health matters in the Health District.
Any conditions set by the Health District must be appealed to the District
Board of Health.
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STANDARD CONSIDERATIONS FOR SUBDIVISIONS
Nevada Revised Statutes 278.349
Pursuant to NRS 278.349, when contemplating action on a tentative subdivision map, the
governing body, or the planning commission if it is authorized to take final action on a tentative
map, shall consider:
(a)

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

(b)

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

(c)

The availability and accessibility of utilities;

(d)

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

(e)

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

(f)

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

(g)

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

(h)

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

(i)

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

(j)

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

FOLLOWING ARE CONDITIONS OF APPROVAL REQUIRED BY THE REVIEWING
AGENCIES. EACH CONDITION MUST BE MET TO THE SATISFACTION OF THE ISSUING
AGENCY.
Washoe County Planning and Building Division
1. The following conditions are requirements of the Planning and Building Division, which shall
be responsible for determining compliance with these conditions.
Contacts: Roger Pelham, Senior Planner, 775.328.3622, rpelham@washoecounty.us
and Vahid Behmaram, Water Management Planner Coordinator, 775.328.3600,
vbehmaram@washoecounty.us
a. The applicant shall demonstrate substantial conformance to the plans approved as part
of this tentative parcel map.
b. The subdivision shall be in substantial conformance with the provisions of Washoe
County Development Code Article 604, Design Requirements, and Article 608, Tentative
Subdivision Maps.
c. Final maps and final construction drawings shall comply with all applicable statutes,
ordinances, rules, regulations and policies in effect at the time of submittal of the
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tentative map or, if requested by the developer and approved by the applicable agency,
those in effect at the time of approval of the final map.
d. In accordance with NRS 278.360, the sub-divider shall present to Washoe County a final
map, prepared in accordance with the tentative map, for the entire area for which a
tentative map has been approved, or one of a series of final maps, each covering a
portion of the approved tentative map, within four years after the date of approval of the
tentative map or within one year of the date of approval for subsequent final maps. On
subsequent final maps, that date may be extended by two years if the extension request
is received prior to the expiration date.
e. Final maps shall be in substantial compliance with all plans and documents submitted
with and made part of this tentative map request, as may be amended by action of the
final approving authority.
f.

All final maps shall contain the applicable portions of the following jurat:
THE TENTATIVE MAP FOR TM case number for map name WAS
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION
ON DATE.
THIS FINAL MAP, MAP NAME AND UNIT/PHASE #, MEETS ALL
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS,
IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP,
AND ALL CONDITIONS HAVE BEEN MET.
[Omit the following paragraph if this is the first and last (only) final
map.]
THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE
APPROVED AND ACCEPTED FOR RECORDATION BY THE
PLANNING AND BUILDING DIRECTOR ON OR BEFORE THE
EXPIRATION DATE, THE _____ DAY OF __________, 20____, OR
AN EXTENSION OF TIME FOR THE TENTATIVE MAP MUST BE
APPROVED BY THE WASHOE COUNTY PLANNING COMMISSION
ON OR BEFORE SAID DATE.
THIS FINAL MAP IS APPROVED AND ACCEPTED FOR
RECORDATION THIS _____ DAY OF _____, 20____ BY THE
PLANNING AND BUILDING DIRECTOR. THE OFFER OF
DEDICATION FOR STREETS, SEWERS, ETC. IS REJECTED AT
THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH NRS
CHAPTER 278.

_________________________________________________
MOJRA HAUENSTEIN, DIRECTOR
PLANNING AND BUILDING
Jurat for ALL SUBSEQUENT FINAL MAPS
THE TENTATIVE MAP for <TM CASE NUMBER> APPROVED
<denied> BY THE WASHOE COUNTY PLANNING COMMISSION ON
<date>. [If the TM had been appealed to the BCC --- Add:] THE
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WASHOE COUNTY COMMISSION APPROVED THE TENTATIVE
MAP ON APPEAL ON <date>.
THE FIRST FINAL MAP FOR THIS TENTATIVE MAP WAS
APPROVED AND ACCEPTED FOR RECORDATION ON <date of
Planning and Building Director’s signature on first final map>. [Omit the
following if second map.] THE MOST RECENTLY RECORDED FINAL
MAP, <subdivision name and prior unit/phase #> FOR THIS
TENTATIVE MAP WAS APPROVED AND ACCEPTED FOR
RECORDATION ON <date of Planning and Building Director’s
signature on most recent final map> [If an extension has been granted
after that date – add the following]: A TWO YEAR EXTENSION OF
TIME FOR THE TENTATIVE MAP WAS APPROVED BY THE
WASHOE COUNTY PLANNING COMMISSION ON <date of last
Planning Commission action to extend the tentative map>.
THIS FINAL MAP, <subdivision name and unit/phase #>, MEETS ALL
APPLICABLE STATUTES, ORDINANCES AND CODE PROVISIONS;
IS IN SUBSTANTIAL CONFORMANCE WITH THE TENTATIVE MAP;
AND ALL CONDITIONS HAVE BEEN MET.
[Omit the following paragraph if this is the last final map.]
THE NEXT FINAL MAP FOR <TM CASE NUMBER> MUST BE
APPROVED AND ACCEPTED FOR RECORDATION BY THE
PLANNING AND BUILDING DIRECTOR ON OR BEFORE THE
EXPIRATION DATE, THE _____ DAY OF __________, 20____, <add
two years to the current expiration date unless that date is more than
two years away> OR AN EXTENSION OF TIME FOR THE TENTATIVE
MAP MUST BE APPROVED BY THE WASHOE COUNTY PLANNING
COMMISSION ON OR BEFORE SAID DATE.
<Insert Merger and Re-subdivision option as applicable>
THIS FINAL MAP IS APPROVED AND ACCEPTED FOR
RECORDATION THIS ____ DAY OF _______, 20____ BY THE
WASHOE COUNTY PLANNING AND BUILDING DIRECTOR. THE
OFFER OF DEDICATION FOR <streets, sewers> IS REJECTED AT
THIS TIME, BUT WILL REMAIN OPEN IN ACCORDANCE WITH NRS
CHAPTER 278.
_______________________________________________
MOJRA HAUENSTEIN, DIRECTOR,
PLANNING AND BUILDING DIVISION
g. A note shall be placed on all grading plans and construction drawings stating:
NOTE
Should any cairn or grave of a Native American be discovered during site development,
work shall temporarily be halted at the specific site and the Sheriff’s Office as well as the
State Historic Preservation Office of the Department of Conservation and Natural
Resources shall be immediately notified per NRS 383.170.
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h. The final map shall designate faults that have been active during the Holocene epoch of
geological time, and the final map shall contain the following note:
NOTE
No habitable structures shall be located on a fault that has been active during the
Holocene epoch of geological time.
i.

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

j.

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.

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

All man-made slopes proposed to remain after development of the subdivision shall be
graded to resemble natural slopes, shall include varying curvilinear contour and shall
include revegetation with native plant species.

m. All seed mixes utilized for revegetation shall contain seeds for trees of native species.
n. All landscaping shall be maintained in accordance with the provisions found in Section
110.412.75, Maintenance. A three-year maintenance plan shall be submitted by a
licensed landscape architect registered in the State of Nevada to the Planning and
Building Division, prior to a Certificate of Occupancy. The plan shall be wet-stamped.
o. Failure to comply with the conditions of approval shall render this approval null and void.
p. Conditions, covenants, and restrictions (CC&Rs), including any supplemental CC&Rs,
shall be submitted to Planning and Building staff for review and subsequent forwarding
to the District Attorney for review and approval. The final CC&Rs shall be signed and
notarized by the owner(s) and submitted to Planning and Building with the recordation
fee prior to the recordation of the final map. The CC&Rs shall require all phases and
units of the subdivision approved under this tentative map to be subject to the same
CC&Rs. Washoe County shall be made a party to the applicable provisions of the
CC&Rs to the satisfaction of the District Attorney’s Office. Said CC&Rs shall specifically
address the potential for liens against the properties and the individual property owners’
responsibilities for the funding of maintenance, replacement, and perpetuation of the
following items, at a minimum:
1. Maintenance of drainage easements and drainage facilities, public access
easements, common areas, and common open spaces. Provisions shall be made to
monitor and maintain, for a period of three (3) years regardless of ownership, a
maintenance plan for the common open space area. The maintenance plan for the
common open space area shall, as a minimum, address the following:
a. Vegetation management;
b. Watershed management;
c. Debris and litter removal;
d. Fire access and suppression; and
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e. Maintenance of public access and/or maintenance of limitations to public access.
2. All drainage facilities and roadways not maintained by Washoe County shall be
privately maintained and perpetually funded by the homeowners association.
3. All open space identified as common area on the final map shall be privately
maintained and perpetually funded by the homeowners association. The deed to the
open space and common area shall reflect perpetual dedication for that purpose.
The maintenance of the common areas and related improvements shall be
addressed in the CC&Rs to the satisfaction of the District Attorney’s Office.
4. The project and adjacent to undeveloped land shall maintain a fire fuel break of a
minimum 30 feet in width until such time as the adjacent land is developed.
5. Locating habitable structures on potentially active (Holocene) fault lines, whether
noted on the recorded map or disclosed during site preparation, is prohibited.
6. All outdoor lighting on buildings and streets within the subdivision shall be downshielded.
7. No motorized vehicles shall be allowed on the platted common area.
8. Washoe County will not assume responsibility for maintenance of the private street
system of the development nor will Washoe County accept the streets for dedication
to Washoe County unless the streets meet those Washoe County standards in effect
at the time of offer for dedication.
9. Mandatory solid waste collection.
10. Fence material (if any), height, and location limitations, and re-fencing standards.
Replacement fence must be compatible in materials, finish and location of existing
fence.
q. The common open space owned by the homeowners association shall be noted on the
final map as “common open space” and the related deed of conveyance shall specifically
provide for the preservation of the common open space in perpetuity. The deed to the
open space and common area shall reflect perpetual dedication for that purpose. The
deed shall be presented with the CC&Rs for review by Planning and Building staff and
the District Attorney.
r.

The developer shall construct vehicle guard rails along the entire length of Stella Drive
and Quartz Lane, adjacent to the subdivision, unless otherwise approved by the County
Engineer. The design of the vehicle guard rails shall be acceptable to the County
Engineer.

s. Lot 21, shown as “not a part” in the application materials, shall be reconfigured to include
only that area with Industrial zoning. All Medium Density Suburban area on the subject
site shall be included in the residential lots, roads or common areas.
t.

At least one evergreen tree, of a native species, is required to be planted in the front
yard area of each residential lot.

u. All benches between retaining walls shall be landscaped, irrigation shall be provided to
all plants, one tree shall be planted every 25 feet along all benches.
v. Building setbacks for this subdivision shall be as follows: Front - 10 feet, Garage - 20
feet, Rear - 15 feet, Side - 5 feet.
w. All driveways shall be paved in accordance with Article 410.
x. There are no water rights conditions for approval of this tentative map.
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y. Following the possible approval of the tentative subdivision map, the potential future
project will require water supply and sewer service which in turn will require the
expansion of water and sewer services and annexation to SVGID service area, if not
already annexed.
z. Valid water and sewer will serve letters will be required prior to approval of the final
maps proposed by this tentative map.
Washoe County Parks Planning
2. The following conditions are requirements of Washoe County Parks Planning, which shall be
responsible for determining compliance with these conditions.
Contact: Sophia Kirschenman, 775.328.3600, skirschenman@washoecounty.us
a. All earthen material imported as part of this project is required to be “certified weed free”
in order to limit the spread of noxious weeds within the county.
b. In compliance with Washoe County Master Plan Conservation Element Policy C.5.3, any
undeveloped disturbed areas of the subject site shall be revegetated utilizing a native
seed mix as reviewed and approved by the University of Nevada Cooperative Extension,
the Washoe Storey Conservation District, and/or Washoe County Regional Parks and
Open Space. Revegetation shall be considered complete when the revegetated areas
are populated with native plant species, and plant density and coverage are consistent
with the site under pre-development conditions, as demonstrated through photodocumentation.
Washoe County Engineering and Capital Projects
3. The following conditions are requirements of the Engineering and Capital Projects, which
shall be responsible for determining compliance with these conditions.
Contact: Leo Vesely, P.E., 775.328.2041
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 Engineering Division a complete set of reproducible asbuilt construction drawings in an acceptable digital format prepared by a civil engineer
licensed in the State of Nevada.
c. 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 (BMPs) 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.
d. A note on the final map shall indicate that all drainage facilities shall be privately
maintained and perpetually funded by the home owners association. The maintenance
of the drainage facilities shall also be addressed in the home owner’s association
documents to the satisfaction of the District Attorney’s Office.
e. Any existing easements or utilities that conflict with the development shall be relocated,
quitclaimed, and/or abandoned, as appropriate.
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f.

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.

g. Appropriate easements shall be granted for any existing or new utilities, with each
affected final map. This includes, but is not limited, to electrical lines, water lines, and
drainage maintenance access.
h. A 10 foot Public Utilities Easement and a 10 foot easement for traffic control signage,
plowed snow storage and sidewalks shall be granted adjacent to all street rights-of-way.
i.

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

j.

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

k. Prior to recordation of the affected final map, an ASTM E1527-13 Phase I Environmental
Site Assessment shall be submitted for all parcels or right-of-way dedicated to Washoe
County.
l.

A home owners association shall be created or annexed in to with the first final map for
the purpose of maintaining all common areas and drainage facilities.

Washoe County Engineering Division – Drainage (County Code 110.420)
m. 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.
n. 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.
o. 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.
p. Any increase in stormwater runoff flow rate resulting from the development and based
on the 5 year and 100 storm(s) shall be detained onsite.
q. The following note shall be added to each final map; “All properties, regardless if they
are located within or outside of a FEMA Special Flood Hazard Area, may be subject to
flooding. The property owner is required to maintain all drainage easements and natural
drainages and not perform or allow unpermitted and unapproved modifications to the
property that may have detrimental impacts to surrounding properties.”
r.

Standard reinforced concrete headwalls or other approved alternatives shall be placed
on the inlet and outlet of all drainage structures, and rock riprap shall be used to prevent
erosion at the inlets and outlets of all culverts.

s. The developer shall provide pretreatment for petrochemicals and silt for all storm
drainage leaving the site.
t.

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

u. A note on the final map shall indicate that all drainage facilities not shall be privately
maintained and perpetually funded by a home owners association. The maintenance
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and funding of private drainage facilities shall also be addressed in the home owner’s
association documents to the satisfaction of the District Attorney's Office.
v. 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.
w. 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.
x. Maintenance access and drainage easements shall be provided for all existing and
proposed drainage facilities. All drainage facilities located within Common Area shall be
constructed with an adjoining minimum 12’ wide gravel access road. Maintenance
access road shall be provided to the bottom of proposed detention basins as well as
over County owned and maintained storm drainage facilities.
y. Drainage easements shall be provided for all drainage runoff that crosses more than one
lot.
z. 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.
aa. Prior to the finalization of the first final map, an operation and maintenance plan for the
maintenance of the project’s detention basin and drainage facilities shall be developed in
accordance with the Washoe County Code Article 421. The Operation and Maintenance
Plan shall be incorporated into the project CC&R’s to the satisfaction of the County
Engineer and District Attorney’s Office.
bb. Offsite drainage and common area drainage, draining onto residential lots shall be
perpetuated around the residential lots and drainage facilities capable of passing a 100year storm, shall be constructed with the subdivision improvements to perpetuate the
storm water runoff to improved or natural drainage facilities. The maintenance of these
drainage facilities shall be addressed in the home owner’s association documents to the
satisfaction of the County Engineer and the District Attorney’s Office.
Washoe County Engineering Division – Traffic and Roadway (County Code 110.436)
cc. 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.
dd. Street names shall be reviewed and approved by the Regional Street Naming
Coordinator.
ee. For any utilities placed in existing County streets, the streets shall be repaired to the
satisfaction of the County Engineer. At a minimum, this will require full depth removal
and replacement of asphalt for half the street width, or replacement of non-woven
pavement reinforcing fabric with a 2” asphalt overlay for half the street width. Type II
slurry seal is required for the entire street width with either option. Full width street
improvements may be required if the proposed utility location is too close to the
centerline of the existing street.
ff. Streetlights shall be constructed to Washoe County standards at locations to be
determined at the final design stage.
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gg. Appropriate transitions shall be provided between the existing and proposed
improvements at all proposed street connections. This may include removal and
replacement of existing pavement.
hh. All roadways shall be constructed with a minimum of 4 inches of hotmix asphalt meeting
the requirements of Washoe County.
ii. Sidewalks shall be constructed on one side of the street and shall meet ADA
requirements.
jj. A 20 foot minimum setback is required between the back of the sidewalk and the front of
the garage.
kk. 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.
ll. Marilyn Court is proposed to be a public street. Therefore, Harmony Lane shall be
constructed to Washoe County standards and dedicated to Washoe County from Marilyn
Court to Sidehill Drive.
Truckee Meadows Fire Protection District
4. The following conditions are requirements of the Truckee Meadows Fire Protection District,
which shall be responsible for determining compliance with these conditions.
Contact: Don Coon, 775.326.6077, Dcoon@tmfpd.us
Fire Apparatus Access Roads
a. Fire apparatus access roads shall be in accordance with International Fire Code
Appendix D and all other applicable requirements of the IFC. (IFC 503.1 / D101.1)
b. Approved fire apparatus access roads shall be required for every facility, building, or
portion of a building hereafter constructed or moved into or within the jurisdiction. The
fire apparatus access roads shall comply with the requirements of IFC Section 503 and
Appendix D and shall extend to within 150 feet of all portions of the facility and all
portions of the exterior walls of
c. the first story of the building as measured by an approved route (as the hose lays around
obstructions) around the exterior of the building or facility. (IFC 503.1.1)
d. Fire apparatus access roads shall have an all-weather surface and be capable of
supporting the weight of TMFPD apparatus (80,000 pounds). (IFC 503.2.3 / D102.1)
e. Fire apparatus access roads shall have a minimum width of 20 feet (with no parking), 26
feet (one side parking), and 32 feet (parking on both sides), exclusive of shoulders, and
an unobstructed vertical clearance of not less than 13 feet 6 inches. (IFC 503.2.1 /
D103.6.1 / D103.6.2)
f.

Where a fire hydrant is located on a fire apparatus access road, the minimum road width
shall be 26 feet (7925 mm), exclusive of shoulders (see Figure D103.1). (IFC D103.1)

g. Fire apparatus access roads less than the width required for parking on both sides shall
be marked and/or signed in accordance with Section 503.3 and Appendix D103.6 to
identify such roads or prohibit the obstruction thereof. The means by which fire lanes are
designated shall be maintained in a clean and legible condition at all times and be
replaced or repaired when necessary to provide adequate visibility. (IFC 503.3 / D103.6)
h. Fire apparatus access roads shall not exceed 10 percent in grade. Angles of approach
and angles of departure must not exceed 6 percent for 25 feet before or after the grade
change. (IFC D103.2 / 503.2.8)
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i.

Fire apparatus access roads shall have a minimum inside turning radius of 28 feet, and
a minimum outside turning radius of 52 feet. (IFC D103.3)

j.

Dead-end fire apparatus access roads in excess of 150 feet shall be provided with width
and turnaround provisions in accordance with Table D103.4. (IFC D103.4)

k. Developments of one- or two-family dwellings where the number of dwelling units
exceeds 30 shall be provided with two separate and approved fire apparatus access
roads. (IFC D107.1)
Fire Protection Water Supplies
l.

An approved water supply capable of supplying the required fire flow for fire protection
shall be provided to premises on which facilities, buildings or portions of buildings are
hereafter constructed or moved into or within the jurisdiction. (IFC 507.1)

m. The number of fire hydrants available to a building shall be not less than the minimum
specified in Table C102.1. (IFC C102.1)
n. Fire hydrant systems shall comply with Washoe County Standard Detail W-23 and IFC
Sections 507.5.1 through 507.5.6. (IFC 507.5 / Washoe County Code)
o. Fire hydrants must be spaced at a maximum separation of 500 feet along the required
apparatus access lane in residential areas and 1,000 feet where not required for
structures to provide for transportation hazards. Hydrant spacing may be increased by
125 feet if all structures within the development are provided with fire sprinkler
protection. There is no allowable increase for hydrants installed for transportation
hazards. (IFC Table C102.1)
p. In developments with R-3 occupancies, where a portion of the facility or building
hereafter constructed or moved into or within the jurisdiction is more than 600 feet (122
m) from a hydrant on a fire apparatus access road, as measured by an approved route
around the exterior of the facility or building, on-site fire hydrants and mains shall be
provided where required by the fire code official. (IFC 507.5.1)
q. Unobstructed access to fire hydrants shall be maintained at all times. The fire
department shall not be deterred or hindered from gaining immediate access to fire
protection equipment or fire hydrants. (IFC 507.5.4)
r.

A 3-foot minimum clear space shall be maintained around the circumference of fire
hydrants, as measured from the furthest edge of a fire hydrant in any direction. (IFC
507.5.5)

s. Fire hydrants shall not be located within six feet of a driveway, power pole, or light
standard. (IFC 507.5.6)
t.

Fire hydrants shall be located adjacent to apparatus access lanes and a minimum of four
feet and a maximum of seven feet from back of curb. Provide a detail on the plans. (IFC
507.5.6)

u. Fire hydrants shall have a concrete pad around the base in accordance with Washoe
County Standard Detail W-23.
v. International Wildland-Urban Interface Code
w. All parcels located in other than a Low Hazard WUI Rating shall comply with all
provisions of the IWUI as adopted and amended by TMFPD and Washoe County
Building.
x. The IWUI Fire Hazard designation for your project is available on the provided Washoe
Regional Mapping System link. (https://gis.washoecounty.us/wrms/firehazard). After you
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have found your property using the address search feature, the color of the background
area will indicate your wildland fire risk.
y. When you have determined your Fire Risk Rating use the link provided, to determine the
IWUIC
construction
and
defensible
space
requirements.
(https://www.washoecounty.us/building/Files/Files/2012%20WUI%20CODE%20GUIDE_
rev%2011-25-13.pdf)
*** End of Conditions ***
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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
Project Name:

Staff Assigned Case No.:

Harmony Mesa Tentative Map

Project
18
Description:

Lot Single Family Residential Common Open Space Tentative Map

Project Address: 5800 & 5900 Stella Drive Washoe County NV 89433
Project Area (acres or square feet): +/- 6.5 Acres
Project Location (with point of reference to major cross streets AND area locator):

Terminus of Harmony Lane, approximately 800 feet west of its intersection with Sidehill Drive
Assessor’s Parcel No.(s):

Parcel Acreage:

085-330-39

2.63

085-330-44

3.86

Assessor’s Parcel No.(s):

Parcel Acreage:

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: Hero Land Holdings LLC

Name: Wood Rodgers, Inc.

Address: 2241 Harvard Street Ste 200

Address: 1361 Corporate Blvd

Sacramento CA
Phone: 775-762-2027

Zip:

95815

Reno, NV
Phone: 775-828-7742

Fax:

Email: nnnexchange@gmail.com

Email:

Cell:

Cell:

775-762-2027

Other:

775-771-0066

Zip: 89502
Fax:
Other:

Contact Person: Doug Barker

Contact Person: Derek Kirkland, AICP

Applicant/Developer:

Other Persons to be Contacted:

Name: Douglas T Barker

Name:

Address: 979 Melba Drive

Address:

Reno, NV
Phone: 775-762-2027

Zip: 89503

Zip:

Fax:

Phone:

Email: nnnexchange@gmail.com
Cell:

775-762-2027

Fax:

Email:

Other:

Cell:

Contact Person: Doug Barker

Other:

Contact Person:

For Office Use Only
Date Received:

Initial:

Planning Area:

County Commission District:

Master Plan Designation(s):

CAB(s):

Regulatory Zoning(s):

December 2018
5
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Supplemental Information
(All required information may be separately attached)

1. What is the location (address or distance and direction from nearest intersection)?
5800 & 5900 Stella Drive, northwest of the terminus of Harmony Lane 800 feet west of its intersection with Sidehill Drive.

2. What is the subdivision name (proposed name must not duplicate the name of any existing
subdivision)?

Harmony Mesa
3. Density and lot design:
a. Acreage of project site

+/- 6.5 Acres

b. Total number of lots

18 lots and 2 common open space parcels

c. Dwelling units per acre

2.8

d. Minimum and maximum area of proposed lots

Min Lot Size: 6,000 sqft; Max Lot Size: 22,000 sqft

e. Minimum width of proposed lots

60 feet

f. Average lot size

10,500 sqft

4. What utility company or organization will provide services to the development:
a. Sewer Service

Sun Valley GID

b. Electrical Service

NV Energy

c. Telephone Service

AT&T

d. LPG or Natural Gas Service

NV Energy

e. Solid Waste Disposal Service

Waste Management

f. Cable Television Service

Charter

g. Water Service

Sun Valley GID

5. For common open space subdivisions (Article 408), please answer the following:
a. Acreage of common open space:

Two Parcels totaling 1.3 acres
b. What development constraints are within the development and how many acres are designated
slope, wetlands, faults, springs, and/or ridgelines:
Development constraints include a drainageway to the south with steeper slopes, approximately 1.3 acres

c.

Range of lot sizes (include minimum and maximum lot size):

Minimum lot size is 6,000 square feet and maximum lots size is 21,993 square feet

Washoe County Planning and Building
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d. Proposed yard setbacks if different from standard:
Common Open Space Development: Front - 10 feet, Garage - 20 feet, Rear - 15 feet, Side - 5 feet

e. Justification for setback reduction or increase, if requested:
Setback reductions are proposed to reduce grading impacts and protect the drainageway to the south

f.

Identify all proposed non-residential uses:
There will be a remainder parcel that is not a part where the existing Industrial zoning is identified

g. Improvements proposed for the common open space:
The existing Drainageway will be improved and will be the only improvements in the common open space.

h. Describe or show on the tentative map any public or private trail systems within common open
space of the development:
Common open space is only 1.3 acres with no connecting trails nearby. No trails are proposed with the project.

i.

Describe the connectivity of the proposed trail system with existing trails or open space adjacent
to or near the property:

There are no trail systems near the project area, and no trails proposed with the project
j.

If there are ridgelines on the property, how are they protected from development?

There are no ridgelines within the project site.
k.

Will fencing be allowed on lot lines or restricted? If so, how?

6' tall wooden fencing will be allowed on property lines.
l.

Identify the party responsible for maintenance of the common open space:

The Applicant will set up a Drainage Maintenance Association for the common open space
6. Is the project adjacent to public lands or impacted by “Presumed Public Roads” as shown on the
adopted April 27, 1999 Presumed Public Roads (see Washoe County Engineering website at
http://www.washoecounty.us/pubworks/engineering.htm). If so, how is access to those features
provided?

N/A
7. Is the parcel within the Truckee Meadows Service Area?
 Yes

 No

Washoe County Planning and Building
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8. Is the parcel within the Cooperative Planning Area as defined by the Regional Plan?
 Yes

 No

If yes, within what city?

9. Has an archeological survey been reviewed and approved by SHPO on the property? If yes, what
were the findings?

No
10. Indicate the type and quantity of water rights the application has or proposes to have available:
a. Permit #

Sun Valley GID holds the water

acre-feet per year

b. Certificate #

acre-feet per year

c. Surface Claim #

acre-feet per year

d. Other #

acre-feet per year

Sun Valley GID holds the water

a. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources):

Sun Valley GID - See Will Serve Letter in Section 3 of this Application Packet.
11. Describe the aspects of the tentative subdivision that contribute to energy conservation:

The proposed units will utilize modern construction practices and energy efficient appliances.
12. Is the subject property in an area identified by Planning and Building as potentially containing rare or
endangered plants and/or animals, critical breeding habitat, migration routes or winter range? If so,
please list the species and describe what mitigation measures will be taken to prevent adverse
impacts to the species:
The project site is an infill project surrounded by existing development. None of the items mentioned above are a concern.

13. If private roads are proposed, will the community be gated? If so, is a public trail system easement
provided through the subdivision?

There is only one roadway proposed within the project, which is proposed to be Public.
14. Are there any applicable policies of the adopted area plan in which the project is located that require
compliance? If so, which policies and how does the project comply?
No specific policies needed to be addressed. The proposed Project is in compliance with the Sun Valley Area Plan

15. Are there any applicable area plan modifiers in the Development Code in which the project is located
that require compliance? If so, which modifiers and how does the project comply?
The proposed Project is in compliance with all the Sun Valley Area Plan Regulations for Manufactured Homes.

16. Will the project be completed in one phase or is phasing planned? If so, please provide that phasing
plan:

One Phase
Washoe County Planning and Building
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION
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17. Is the project subject to Article 424, Hillside Development? If yes, please address all requirements of
the Hillside Ordinance in a separate set of attachments and maps.
 Yes

 No

If yes, include a separate set of attachments and maps.

18. Is the project subject to Article 418, Significant Hydrologic Resources? If yes, please address Special
Review Considerations within Section 110.418.30 in a separate attachment.
 Yes

 No

If yes, include separate attachments.

Grading
Please complete the following additional questions if the project anticipates grading that involves:
(1) Disturbed area exceeding twenty-five thousand (25,000) square feet not covered by streets,
buildings and landscaping; (2) More than one thousand (1,000) cubic yards of earth to be
imported and placed as fill in a special flood hazard area; (3) More than five thousand (5,000)
cubic yards of earth to be imported and placed as fill; (4) More than one thousand (1,000) cubic
yards to be excavated, whether or not the earth will be exported from the property; or (5) If a
permanent earthen structure will be established over four and one-half (4.5) feet high:
19. How many cubic yards of material are you proposing to excavate on site?

31,400 cubic yards
20. How many cubic yards of material are you exporting or importing? If exporting of material is
anticipated, where will the material be sent? If the disposal site is within unincorporated Washoe
County, what measures will be taken for erosion control and revegetation at the site? If none, how
are you balancing the work on-site?
4,400 cubic yards is anticipated to be exported. All exported material will be exported in accordance with code.

21. Can the disturbed area be seen from off-site? If yes, from which directions, and which properties or
roadways? What measures will be taken to mitigate their impacts?
The project site is infill surrounded by existing development with existing roads. No new impacts will be created.

22. What is the slope (Horizontal/Vertical) of the cut and fill areas proposed to be? What methods will be
used to prevent erosion until the revegetation is established?

Where walls are not proposed 3:1 slopes will be used with drainage swales and revegetation.
23. Are you planning any berms and, if so, how tall is the berm at its highest? How will it be stabilized
and/or revegetated?

No berms are proposed.
24. Are retaining walls going to be required? If so, how high will the walls be, will there be multiple walls
with intervening terracing, and what is the wall construction (i.e. rockery, concrete, timber,
manufactured block)? How will the visual impacts be mitigated?
Retaining walls are proposed with a mix of 4 foot max landscape walls and a maximum 6 foot rockery walls
Washoe County Planning and Building
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25. Will the grading proposed require removal of any trees? If so, what species, how many, and of what
size?

There are no trees within the project site.
26. What type of revegetation seed mix are you planning to use and how many pounds per acre do you
intend to broadcast? Will you use mulch and, if so, what type?
Revegetation will be used for disturbed slope areas and will be a native seed mix to be approved by Washoe County.

27. How are you providing temporary irrigation to the disturbed area?
Irrigation will be provided to the common areas within the project site. Temp irrigation will be provided where necessary.

28. Have you reviewed the revegetation plan with the Washoe Storey Conservation District? If yes, have
you incorporated their suggestions?
A final landscape and irrigation plan will be provided at time of final map and will utilize suggestions from this plan.

Washoe County Planning and Building
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Tahoe Basin
Please complete the following questions if the project is within the Tahoe Basin:
29. Who is the Tahoe Regional Planning Agency (TRPA) project planner and what is his/her TRPA
extension?

30. Is the project within a Community Plan (CP) area?
 Yes

 No

If yes, which CP?

31. State how you are addressing the goals and policies of the Community Plan for each of the following
sections:
a. Land Use:

b. Transportation:

c.

Conservation:

d. Recreation:

e. Public Services:

32. Identify where the development rights for the proposed project will come from:

33. Will this project remove or replace existing housing?
 Yes

 No

If yes, how many units?

34. How many residential allocations will the developer request from Washoe County?

35. Describe how the landscape plans conform to the Incline Village General Improvement District
landscaping requirements:

Washoe County Planning and Building
TENTATIVE SUBDIVISION MAP APPLICATION SUPPLEMENTAL INFORMATION
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Request to Reserve New Street Name(s)
The Applicant is responsible for all sign costs.

Applicant Information
Name:

Hero Land Holdings LLC

Address:

2241 Harvard Street Ste 200
5800 & 5900 Stella Drive, northwest of the terminus of Harmony Lane 800 feet west of its intersection with Sidehill Drive.

Phone :

775-762-2027

Fax:

Ɗ Private Citizen

Ɗ Agency/Organization

Street Name Requests
(No more than 14 letters or 15 if there is an “i” in the name. Attach extra sheet if necessary.)

Marilyn Court

If final recordation has not occurred within one (1) year, it is necessary to submit a written
request for extension to the coordinator prior to the expiration date of the original
l
t

Location

Project Name:

Harmony Mesa Tentative Map

Ɗ Reno

Parcel Numbers: 085-330-39 & 44
Ɗ Subdivision

Ɗ Sparks

Ɗ Washoe County

Ɗ Parcelization

Ɗ Private Street

Please attach maps, petitions and supplementary information.
Approved:

Date:
Regional Street Naming Coordinator
Ɗ Except where noted
Date:

Denied:
Regional Street Naming Coordinator

Washoe County Geographic Information Services
1001 E. Ninth Street
Reno, NV 895

Phone: (775) 328-2325 - Fax: (775) 328-6133
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Harmony Mesa

Common Open Space
Tentative Subdivision Map Application

Project Description
Executive Summary

Commission District:
Property Owner/Applicant:
APN Numbers:
Project Site Size:
Request:

5 – Commissioner Herman
Hero Land Holdings LLC / Douglas T Barker
085-330-39 & 085-330-44
±6.5 Acres
This is a request for an 18-lot Single-Family Residential, Common Open
Space Tentative Subdivision Map.

Location:

The ±6.5-acre site is located northwest of the terminus of Harmony
Lane ±800 feet west of its intersection with Sidehill Drive in Sun Valley,
Washoe County
Suburban Residential (SR), and small portion of Industrial (I)
Medium Density Suburban (MDS), and small portion of Industrial (I)
Sun Valley

Master Plan Categories:
Regulatory Zones:
Area Plan:

Background & Site Characteristics

The ±6.5-acre undeveloped Project Site includes two infill parcels (APNs 085-330-39 & 44) surrounded
by existing developments consisting of manufactured homes to the north, east, and south, and some
existing industrial uses to the west. The site has steeper slopes exceeding 15% on 46% of the site, which
triggers the Hillside Development ordinance. Although the Project Site triggers Hillside Development the
majority of the slopes are within the 15-20% range with only a few slopes 30% or greater, primarily
within the drainage area proposed to remain as common open space. much of the Project Site has been
previously disturbed including existing road cuts/fills and stock piled materials as is evident in the
photos below and on the following page.

Project Site from Quartz Lane looking south
Project Site from Harmony Lane looking north
[1]
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The site slopes from Quartz Lane at the north to the southeast with a prominent drainageway located
along the southern boundary. There is an existing dirt road that provides access to the site via Harmony
Lane and connects to Quartz Lane. The best access point to the site is via Harmony Lane which also
connects to Sidehill Drive to the west and Marilyn Drive to the south. Stella Drive runs along the west
side of the Project Site and connects to Quartz Lane, but primarily serves the Industrial area to the west.
Harmony Lane and Sidehill are paved whereas Quartz Lane, Marilyn Drive and Stella Drive are dirt roads.
Sidehill provides the main access to this area connecting to Seventh Street and Sun Valley Boulevard.
There are no existing sidewalks on Sidehill Drive, Harmony Lane, Marilyn Drive, Stella Drive, or Quartz
Lane. There are existing utilities stubbed to the Project Site within the intersection of Harmony Lane
and Marilyn Drive.

Middle of Project Site from existing dirt
road looking north

From the Project Site looking southwest at
drainageway and Industrial area

Master Plan, Zoning, and Character Management Area

The Project Site is within the Sun Valley Area Plan in the Suburban Character Management Area with a
primary master plan designation of Suburban Residential (SR) and a zoning designation of Medium
Density Suburban (MDS) allowing 3 units per acre. There is a small section, approximately 14,600 square
feet, located at the southwest corner of the Project Site with a master plan and zoning designation of
Industrial (I). There are no units proposed on the Industrial zoning portion (Reference the existing
master plan and zoning maps provided in Section 3 of this Submittal Packet).
Zoning Designation
MDS
Industrial

Area within Zoning
±6.2 Ac (±268,540 Sqft)
±0.3 Ac (±14,600 Sqft)
Totals ±6.5 Ac (±283,140 sqft)

[2]

Units Allowed
18.6
0
18.6

Units Proposed
18
0
18
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The proposed Project is in substantial conformance with the goals of the Sun Valley Area Plan and will
help support the Vision and Character Statement. Project benefits which support the Sun Valley Area
Plan include, but are not limited to:
 Infill development with access to existing utilities that can support the proposed 18 units will
help meet the Vision of managing growth as well as the Character Statement of.
 18 proposed units at 2.8 units per acre fits within the desired and allowed 3 units per acre as
identified in the Character Statement and zoning of MDS.
 The Project is proposing manufactured housing which is an affordable product type that
supports the Character Statement for sustainable development.
 Utilizing Common Open Space Development standards will help preserve the drainageway to
the South.
 The vacant Project Site has historically been a trash collection area for surrounding
development. The proposed Project will help clean up and improve the area.

Project Evaluation

The current request is to develop an 18-lot common open space single family residential development
on approximately 6.5± acres with a density of 2.8 units per acre. In order to develop the Project Site and
reduce grading impacts to maintain the drainage to the south the project is proposed as a Common
Open Space (COS) development with modified lot standards as proposed below. The current regulatory
zoning within the Project Site includes ±6.3 acres of MDS (3 units per acre) allowing for a total of 18.6
units. At 2.8 units per acre the proposed Project meets density requirements of the underlying
regulatory zone. There is a small section of Industrial (±14,600 sqft) along the western boundary. There
are no units proposed for this area, which is identified as a remainder parcel that is not a part of the
Tentative Map. The Project has been designed to create a natural buffer between the Project Site and
the Industrial area to the west. The Project includes 1.3± acres of common area open space, which will
include the existing drainageway along the southern boundary that will be improved as part of the
Project.
Development Statistics Summary
The following is a summary of the development statistics of the site:
Total Site Area:
Total Dwelling Units:
Gross Density:
Total Lot Area:
Average Lot Size:
Maximum Lot Size:
Minimum Lot Size:
Total Right of Way Area:
Total Common Area/Open Space
Not A Part Remainder Parcel

6.5± acres
18 single family residences
2.8± d.u./acre
4.4± acres (67%±)
10,500± square feet
22,000± square feet
6,000± square feet
0.8± acres (13%±)
1.3± acres (20%±)
0.45± acres (7%±)

Common Open Space Tentative Map Design Standards
The tentative subdivision map has been designed to comply with the density requirements of MDS (3
units per acre) with smaller lot standards in order to cluster the lots reducing grading impacts and
maintaining a drainage channel to the south. Although smaller lot standards are proposed the average
lot size for the proposed Project is 10,500 square feet. Specific development standards proposed for this
common open space development are as follows:
[3]
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Minimum Lot Size: 6,000± square feet
Minimum Lot Width: 60 feet
Minimum Setbacks:
Front Yard Setback =
Side Yard Setback =
Rear Yard Setback =

10 feet (20 feet to garage)
5 feet
15 feet

The main access road for the Project is proposed to be public with a reduced section including sidewalk
only on one side in order to reduce grading impacts. The proposed section is identified in the attached
Site Plan.
The 1.3± acre parcels that incorporate the drainage channel, identified as Common Area A and B in the
included site plan, will be owned and maintained by a Drainage Maintenance Association (DMA) that
will be established by the Applicant.
House Design
Houses are proposed to be manufactured homes on a foundation with detached garages. A mix of floor
plans are proposed ranging from approximately 1400 square feet to approximately 1700 square feet.
House design is consistent with the surrounding area and will help to fulfill a shortage in the region for
affordable housing product types. The modern manufactured homes are designed utilizing modern
finishes and energy efficient appliances. The modern manufactured homes will help clean up an infill
site and improve the quality of housing in the area. A sample of the product type is depicted in the
figure below. Each house will include a 10x20 detached garage.

[4]
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Grading
The Project Site is a ±6.5-acre infill site surrounded by existing uses, roadways, and drainage to the south
that serves a larger area. This is the last remaining site in this area and naturally where the leftover
material from past development has ended up. Although the site does trigger Hillside Development,
there are minimal 30% or greater slopes which are limited to the southern drainage area that will
remain in common open space parcels. The majority of the site is within the 15-20% slope range with
some flatter areas (Slope Map provided in Section 3 of this Submittal Packet), and has been previously
disturbed. There is an existing dirt road that currently doesn’t meet Washoe County standards, stock
piled material, and previously abandoned vehicles and trash. The Applicant has recently cleaned up the
trash and abandoned vehicles, and placed boulders to block access to the existing dirt road. A Site
Analysis required for both Hillside Development and Common Open Space Development is provided
later in this Project Description and a Development Constraints and Opportunities Map is provided in
Section 3 of this Submittal Packet. As is evident in the Development Constraints and Opportunities Map
and Site Analysis, the Project Site has minimal constraints other than the southern drainage area and
existing roadways. Site grading has been designed to protect the drainage to the south, the exiting
roadways to the west and north, as well as the existing residences to the east.
To mitigate the grading impacts, the Project Site has been designed to enhance the area by adding a mix
of smaller landscape walls, and 6-foot maximum rockery walls to offset larger 3:1 slopes. Lots have been
clustered with small lot standards and a reduced right of way section to limit grading requirements to
the extent feasible. The proposed roadway has been designed to follow contours limiting the street
grades as much as possible while helping balance the earth work required for the site. A grading plan
and cut/fill map are provided in the Tentative Map Plan Set in Section 3 and Map Pocket of this submittal
packet.
Drainage
The Project Site is an infill site that drains to an existing drainage channel that runs west to east along
the southern boundary. The existing drainage channel carries flows from developments to the west
through the Project Site that contains a culvert crossing under the existing dirt road, and continues to
the east. The proposed Project has been designed using Common Open Space Development Standards
in order to protect the existing drainage channel. The proposed Project includes improvements to the
existing culvert and roadway crossing. The proposed grading plan includes a series of swales around the
Project Site and a storm drain system that will capture flows from the site before discharging into the
drainage channel. A full drainage report is included in Section 4 of this Submittal Packet.
Water, Sewer and Utilities
Utilities to serve the Project Site are currently stubbed near the site in Harmony Lane. The Sun Valley
General Improvement District (SVGID) will be the sewer and water provider for the Project. SVGID has
been provided with the Site Plan of the Project and has provided a letter of intent to serve the Project
for both water and sewer (reference Section 3 of this Submittal Packet).
The proposed Project is anticipated to generate approximately 14,580 gallons per day at peak flow,
which per SVGID the existing infrastructure has capacity to handle this additional flow. A preliminary
sanitary sewer letter is provided in Section 4 of this Submittal Packet.
NV Energy will provide gas and electrical service to the project. Telephone service will be provided by
AT&T while cable service will be from Charter Communications.

[5]
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Traffic and Circulation
Access to the site will be provided via a 42-foot right of way cul-de-sac (proposed as Marilyn Court),
anticipated to be a public street, that will connect to the intersection of Marilyn Drive and Harmony
Lane which are both public streets. A smaller 42-foot right of way with sidewalk on one side is proposed
to reduce grading impacts. The proposed cul-de-sac is approximately 700± feet in length and meets
Washoe County and Fire code for access. Two points of access to the site already exist with primary
access via Harmony Lane and a secondary access via Marilyn Drive. Harmony Lane is a paved street
section and connects to Sidehill Drive. The other streets adjacent to the development, Stella Drive to
the west and Quartz Lane to the north, are not improved. Based on existing topography and access to
utilities, Stella and Quartz streets do not provide feasible access to the Project Site. As part of the
Project the applicant is proposing to improve the Harmony Lane/Marilyn Drive intersection with curb,
gutter, and paving and will pave an approximately 150± feet portion of Harmony Lane connecting to the
current paved section. There is no existing sidewalk along Harmony Lane or Sidehill Drive; therefore, no
sidewalk is proposed within the 150-feet section of Harmony Lane the Applicant is proposing to pave.
The proposed 18-lots will only generate 18 PM peak hour trips (ITE Manual 9th Edition Land Use 210
Single Family Detached), which is much less than the traffic report threshold of 80 peak hour trips.
Therefore, a traffic report was not prepared for this Project. Traffic generation is minimal and existing
streets of Harmony Lane and Sidehill Drive can adequately serve the proposed 18 lots.
Fencing
Fencing is allowed within the proposed Project at a maximum of 6-foot wood fencing along rear and side
yards as depicted on the included Site Plan. Fencing installation will be the responsibility of the
individual home owners if desired.
Schools
Students residing in the project area will attend Bennett Elementary School; Desert Skies Middle School
and Spanish Springs High School. The Washoe County School District is under construction on several
new schools throughout Washoe County. At the time the proposed Project is completed schools that
residents will attend may change.
Police and Fire Service
The Project Site is an infill site in an area already served by police and fire services. Police services will
be provided by the Washoe County Sheriff and fire service will be provided by the Truckee Meadows
Fire Protection District (TMFPD). The closest fully staffed fire station is TMFPD Station 45 which is
located approximately a half mile away at the corner of Sun Valley Blvd and Quartz Ln.
Parks
The Project is less than a half mile north of the Sun Valley Community Park, which can be accessed from
the Project Site via Harmony Lane to Sidehill Drive. The Sun Valley Community Park is approximately 26
acres in size operated by SVGID and includes several recreation and community elements.

Site Analysis

Land Use: The site is currently undeveloped with a Master Plan designation of Suburban Residential and
corresponding zoning designation of Medium Density Suburban (MDS) 3 dwelling units per acre. The
proposed use is single family residential at less than 3 dwelling units per acre, which meets the policies
of the Master Plan and Zoning designations. Surrounding property designations are shown on the Zoning
Map included in Section 3 of this Submittal Packet. The use of Common Open Space Development
Standards will help protect the drainage to the south and reduce grading impacts supporting the Hillside
[6]
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Development Ordinance. The proposed Project will provide a new affordable housing option for the
surrounding area. Development of the Project Site will be an enhancement by helping remove debris
and cleaning up an area that has been known for collecting trash and abandoned vehicles.
Existing Structures: The Project Site is currently undeveloped and does not include any structures.
Existing Vegetation: The subject site consists primarily of native shrubs, junipers, sagebrush and desert
grasses. There are no trees on the subject site.
Topography: The Project Site is in an infill area with much of the site previously disturbed as a result of
the surrounding development. There are existing stock piles of various materials and man-made cut and
fill slopes from previous grading efforts including an existing dirt road that traverses the site and crosses
the existing drainage to the south. Generally, the Project Site has moderate slopes (15-20% range)
sloping from north to south with some flatter areas. The Project Site is developable and constraints can
be avoided (drainage to the south) with mitigation and use of Common Open Space Development
Standards.
Soil: The subject site is located within the northern portion of Sun Valley and an infill site that naturally
has received left over stock piled materials from the surrounding developments. A geotechnical
investigation was completed for the Project Site and is included in Section 4 of this Submittal Packet. As
identified in the Geotechnical Investigation by NOVA, there are potentially expansive soils on site,
bedrock and placed fill material. Design parameters for the proposed houses have been identified in the
Geotechnical Report including over excavating for foundations and foundation recommendations.
Natural Drainageways: There is a drainageway at the south end of the Project Site, which has been
previously disturbed, that will be protected and improved as part of the proposed Project. There is an
existing dirt road that crosses the drainageway including fill slopes and a culvert. The proposed roadway
crosses at the same location and will improve the culvert and roadway crossing.
Wetlands and Water Bodies: There are no water bodies or wetlands on the site.
Flood Hazards: The Project Site is located in FEMA Zone X – Minimal Flood Hazard. The drainageway to
the south will be improved with a new culvert crossing under the proposed roadway with flow line
grades left relatively the same as existing conditions. Proposed residential unit finish grades are much
higher than the drainageway.
Seismic Hazards: There are no known seismic hazards on or near the subject site.
Avalanche Hazards: There are no known avalanche or other landslide hazards on the site.
Sensitive Habitat and Migration Routes: There are no sensitive habitats or migrations routes on the site.
Significant Views: The Project Site is an infill site and has been designed to promote new views to the
south and will not impact any views from residents that sit above the Project Site to the north.
Easements: Refer to Tentative Map sheets for easements.
Utilities: Refer to Tentative Map Utility Sheets. The Project Site is an infill site with direct access to
existing utilities to serve the Project. SVGID provided a letter of intent to serve.
[7]
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Appropriate Access Points: The proposed Project includes a cul-de-sac that will access Harmony Lane,
which is the only improved road surrounding the Project Site. The proposed Project includes improving
the Harmony Lane/Marilyn Drive intersection and paving the gap between the current end of pavement
on Harmony Lane to Marilyn Drive. Harmony Lane connects to Sidehill Drive which is a collector street
providing access to the greater Sun Valley area. Due to grading constraints on the property there will
not be any connections made to Stella Drive to the west, or Quartz Lane to the north.
TENTATIVE MAP FINDINGS
(a) Plan Consistency. That the proposed map is consistent with the Master Plan and any specific
plan;
The proposed map is consistent with the current Master Plan designation of Suburban
Residential and meets applicable goals and policies of the Washoe County Master Plan and the
Sun Valley Area Plan.
(b) Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan;
The proposed subdivision is consistent with the Master Plan and the Sun Valley Area Plan,
particularly as related to the Suburban Character Management Area regarding allowed density
of 3 units per acre and is consistent with all other elements of those plans.
(c) Type of Development. That the site is physically suited for the type of development proposed;
The Project is proposed as a Common Open Space Development clustering the proposed units
with small lot standards in order to protect the drainageway to the south and minimize grading
impacts. The Project Site does trigger Hillside Development; however, the site is an infill site
with previously disturbed slopes and stock piled materials. Slopes within the site are moderate
(15-20% range) and less than 30% and does include flatter areas. The number of dwellings and
configuration of the proposed subdivision is consistent with the requirements of the master
plan and zoning. The site is suitable for development utilizing the Common Open Space
Development standards proposed.
(d) Availability of Services. That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System;
In accordance with Article 702, the proposed project has been designed to ensure that public
infrastructure necessary to support the project is available concurrently with the impacts of the
project without causing the level of service to fall below adopted standards. Existing utilities are
located in Harmony Lane adjacent to the Project Site. The Developer will be installing public
infrastructure within the Project Site to Washoe County standards to ensure that sanitary sewer
service is provided to all new dwelling units. The Project Site is within the Sun Valley General
Improvement District (SVGID), which has provided a letter of intent to serve for the Project.

[8]
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(e) Fish and 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;
The proposed subdivision is not located within an environmentally sensitive location. The
improvements associated with the project are not anticipated to cause substantial
environmental damage or harm to endangered plants or wildlife habitats.
(f) Public Health. That the design of the subdivision or type of improvement is not likely to cause
significant public health problems;
The proposed subdivision has been designed in accordance with environmental and health laws
and regulations concerning water and air pollution, solid waste disposal, water service and
sewer service. All necessary infrastructure to serve the proposed project will be constructed by
the Developer. Refer to attached engineering reports in Section 4 of this Submittal Packet for
detailed information.
(g) 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;
Existing easements through the subdivision have been incorporated into the proposed project.
As designed, there are no conflicts with easements for access through or use of the property
within the proposed subdivision.
(h) Access. That the design of the subdivision provides any necessary access to surrounding,
adjacent land and provides appropriate secondary access for emergency vehicles;
The proposed subdivision is an infill site surrounded by existing roads. Due to topographic
constraints access will be provided via a cul-de-sac that connects to Harmony Lane as primary
access from Sidehill Drive. The cul-de-sac is designed to meet Washoe County standards with a
42-foot right of way with sidewalk on one side to reduce grading impacts. Harmony Lane also
ties into existing Marilyn Drive that would be available for a secondary access. Stella Drive and
Quartz Lane will not be accessible from the proposed subdivision due to the topographic
constraints of the site and proposed grading to preserve the drainage to the south.
(i) Dedications. That any land or improvements to be dedicated to the County is consistent with
the Master Plan; and
The proposed common open space and drainage channel will be maintained by a Drainage
Maintenance Association (DMA), or equivalent, as approved by Washoe County.
(j) Energy. That the design of the subdivision provides, to the extent feasible, for future passive
or natural heating or cooling opportunities in the subdivision.
Specific building designs will meet current energy and building codes. It is anticipated that new
high-performance building and material technologies will be used for energy efficiency.
Orientation of the lots will allow for natural passive cooling and solar building designs.
[9]
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