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NOTES:
1. MODELING RESULTS SHOWN IN FIGURE
ARE PRELIMINARY AND NOT FINAL. 200 400

1INCH = 400 FEET
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MDS¢ Medium DensitySuburban(3 DU/AC) 328.49+F AC

dRuralReserve

[ LD LowDensitySuburban(1 DU/AC) 73.65++AC
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WCDC Article 408

CommonOpenSpaceDevelopment

Section 110.408.00 Purpose. The purpose of this article, Article 408, Common Open Space
Development, is to set forth regulations to permit variation of lot size, including density transfer

achieve a more efficient use of land, minimize road building, and encourage a sense of
community.

Section 110.408.05 Applicability. Common open space development may be allowed in any
residential land use category or any general, office or tourist commercial regulatory zone.

Section 110.408.20 Density and Intensity.

(a) Residential. The total number of dwelling units in the proposed common open
space development shall not exceed the total number of dwelling units allowed
by the underlying requlatory zones(s). The gross site area may include more
than one (1) parcel.
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afe Routes
Sidewalk on Pagni to Kitts (On S. Side)

Extend School Zone / Flashers on Kitts

School Flasher +/- 250' S of Laramie / Surrey

Q00000

Crosswalk West Side of Surrey / Kitts (Parents)

Crosswalk Galena Pines Across Kitts (South Side)

0 SchoolProgram

Crosswalk @ East side of Kitts / Pagni, so long as no parking on East side of Kitts.

RRFB East Side Surrey / Kitts @ Exisiting Crosswalk. Enhance visiblity of Stop Sign

Bafe Routes
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MeadowsArea

A Developmentemains
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FIGURE 1

CRMS Zone in the Meadow
Area
Sierra Reflections Subdivision
New Washoe City, Washoe
County, NV

CRMS Zones
High Risk
Moderate Risk
I@ Project Boundary
USGS National Hydrography Dataset
Canal Ditch
Ephemeral Stream
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Master Planand Codeltems SupportingCommonOpenSpaceDevelopment

SVARPolicy3.2¢ EncourageS€ommonOpenSpacddevelopmentand¢ 5 wdaotect
wildlife andvegetationresources

SVARPolicy4.3- Protectionof criticalsourcewater areas

SVARPrincipab ¢ regionalparksandtrails providingfor activeand passiverecreation

SVARPolicy8.1- V&Tmulti-usetrail canprovideculturalresourceeducation.

Article418¢ PurposeStatement|tem Fstates:ad 9 y O 2 deNthnibhogeRspace
developmentdo availhazardousr environmentallysensitiveareas protect important
habitatandopenspaceareasand minimizeimpactson groundwaterrecharger NGB I a T ¢

Sectionl10.418.3% Furtherstates:Newresidentialsubdivisiorrequestswith a
protectedperennialstreamon the propertyare encouragedo submitin accordance
with the provisionsof Article408,CommonOpenSpacddevelopment.




Findingsfor TentativeMap

PlanConsistencyConsistentvith the MasterPlanandanyspecificplan;

Designor Improvement Thatthe designor improvementis consistentwith the MasterPlanandanyspecificplan;
Typeof Development Siteis physicallysuitedfor the type of developmentproposed,;

Availability of ServicesSubdivisiorwill meetthe requirementsof Article 702, AdequatePublicFacilitiesManagement
System;

Fishor Wildlife. Thatneitherthe designof the subdivisiomor anyproposedimprovementsis likelyto causesubstantial
environmentaldamage or substantialand avoidableinjury to anyendangeredlant, wildlife or their habitat;
PublicHealth. Thatthe designof the subdivisioror type of improvementis not likelyto causesignificantpublichealth
problems;

EasementsT hatthe designof the subdivisiornor the type of improvementswill not conflictwith easementsacquiredoy
the publicat largefor accesshrough,or useof propertywithin, the proposedsubdivision;

AccessThatthe designof the subdivisiorprovidesanynecessaryccesgso surroundingadjacentiandsand provides
appropriatesecondaryaccesgor emergencyehicles;

Dedications.Thatanylandor improvementsto be dedicatedto the Countyis consistentwith the MasterPlan;and
Energy.Thatthe designof the subdivisiorprovides to the extentfeasible for future passiveor naturalheatingor cooling
opportunities




Findingsfor CommonOpenSpaceDevelopment

Preserve or Provide Open Space. Thedevelopment preservesexisting steep slope areas,developmentally
constrained areas,and heavily treed areasfrom development and provides future residents with an option for open
spaceabove and beyond any applicable minimum requirements of Article 432.

Protect Natural and Scenic Resources. Thedevelopment identifies and protects natural and scenicresources,
iIncluding but not limited to ridgelines, waterways,large diameter trees, and habitat for special status species.

Achieve a More Efficient Use of Land. Thedevelopment utilizes density clustering to further protect and preserve
open spaces.

Minimize Road Building. Thedevelopment is designed in a manner that reducesthe overall linear distance of
roadways (e.g.cul-de-sacs).

Encourage a Senseof Community. Thedevelopment provides community amenities such astrail connectivity,
bike trails/walking trails, dog parks, playgrounds, pocket parks, etc.



Findingsfor SpecialdsePermit

Consistency. The proposed useis consistent with the action programs, policies, standards and maps of the
Master Planand the applicable areaplan;

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

Site Suitability. The site is physically suitable for the type of development and for the intensity of development;

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

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




Closing

The applicant is in agreement with the s t a théraugh review, analysis and
recommendation for this project and we agree with the conditions of approval
that have been provided. We request that the Planning Commission uphold
the s t a tethdigl review, analysis and recommendation and approve the
request that is before you.
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FIGURE 1

CRMS Zone in the Meadow
Area
Sierra Reflections Subdivision
New Washoe City, Washoe
County, NV

CRMS Zones
High Risk
Moderate Risk
I@ Project Boundary
USGS National Hydrography Dataset
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Ephemeral Stream
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rcury Testing

el Meadows
@ Depth
eadowAreaOnlyc
409 samples(includesshallowand
~deepersamples),
- 78>residentialaction levels(7.1 mg/kg),
16 >commercialaction levels(30 mg/kg)

~ TotalSite(includingthe creekand
highlandareas) -
- 478samples,
92 >residentialaction levels(7.1 mg/kg),
- 18>commercialactionlevels(30 mg/kg)

a
/2 Acre Sampling Grid for Borings

Grid Cell Above Commercial Action Level of
< 30 mgKg

@ Grid Cell Above Residential Action Level of
7.1 mgKg

K4 Removed from Sampling Plan
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FIGURE 4

Site Map
-showing-
Sampling Zones
Sierra Reflections Subdivision
New Washoe City,
Washoe County, NV

USGS National Hydrography Dataset
"1, Canal Ditch
2 Artifical Path
- Ephemeral Sream
~"Li Perennial Stream
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FIGURE 6

Site Map
-showing-

Zone 2 Sample Locations
Sierra Reflections Subdivision
New Washoe City,
Washoe County, NV

®  Above Residential Action Level of 7.1ma/Ke
® Above Commercial Action Level of 30mg/Kg

Sampling Zone

USGS National Hydrography Dataset
Canal Ditch
; 3 g /L Atificial Path
510U 51040 5 > . _o"" . L Ephemeral Stream

0.173"':'0.2'»‘4 : &= - S Perennial Stream




FIGURE 7

Site Map
-showing-

Zone 3 Sampling Locations
Sierra Reflections Subdivision
New Washoe City,
Washoe County, NV

Project Boundary

Zone 3 Sample Locations (Mercury
Concentration in Millgrams per
Kilogram; mg/Kg)

G Cell Bolow Residential Action Level
7.
of 7.1 ma/Kg

USGS National Hydrogra,
Dataset

L Canal Dach
» Artificed Path

Ephemearal Stream

+ Perennial Stream
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