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PROJECT LOCATION

The project area is comprised of five parcels; APNs 080-635-01, 080-635-02, 080-730-21, 080-730-35, and
552-210-07;  and  is  located  in  Lemmon  Valley  at  the  intersection  of  Lemmon  Drive  and  Deodar  Way,
extending south to Bernoulli Street.  The total project area is +/- 128.50 acres.

The project site is located within the eastern portion of Lemmon Valley, south of the Swan Lake playa,
southeast of Swan Lake. The site is accessed via Lemmon Drive, with direct access to the northern portion
of the project from Deodar Way and Estates Road and to the southern portion of the project from Palace
Drive, Kess Way, and Patrician Drive.

Figure 1: Project Location

Project Area
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EXISTING CONDITIONS

The +/-128.50-acre site is undeveloped.  The area is bordered to the north by existing residential homes,
and to the east, south, and west by undeveloped land.  Swan lake is northwest of the site.  The project
area has two distinct areas of proposed development: a north subdivision area and a south subdivision
area.  The north portion of the site is undeveloped and generally slopes from southeast from northwest.
The south portion of the site is an extension of the existing development.  This portion of the site generally
slopes down from south to north at approximately a 5 to 6 percent gradient.

PRIOR PROJECT APPROVALS

The Washoe County Planning Commission approved a Master Plan Amendment and Regulatory Zone
Amendment (WMPA17-0002 and WRZA17-0001) on March 7, 2017, with the Washoe County Board of
County Commissioners approval on April 25, 2017.  This amendment reconfigured the master plan and
zoning designations to conform more closely to the topography of the area.  The Master Plan Amendment
was then determined to be in conformance with the Regional Plan by the Truckee Meadows Regional
Planning Commission on June 28, 2017.

On March 6, 2018, the Washoe County Planning Commission approved Tentative Subdivision Map Case
Number WTM18-001 (Lemmon Valley Heights), a 206-lot single-family residential, common open space
subdivision. A copy of the Planning Commission Action Order is included with this application. The
application Site Plan provided is page 2 of the Tentative Map plan set, provided with the initial tentative
map submittal (WTM18-001).

APPLICATION REQUEST

The enclosed application is a request for:

An Amendment to Conditions for WTM18-001 to allow for additional staff discretion to
relating to grading, specifically in areas used for retention and detention of water.

PROPOSED AMENDMENT TO CONDITIONS

During the creation of Phase 1 of the final design for the project, it was recognized that the grading
standards of Article 438 would require additional retaining walls to be added to the site over what was
proposed in the approved Tentative Map, particularly in areas where water retention and detention
basins are located. As shown in Figures 2 and 3, additional retaining walls have been added to the
retention/detention basins, however, if the specific standards were strictly applied, some of the retaining
walls may be submerged during storm water events.
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It is anticipated that the same modification will be needed for Phase 2 of the project, thus an amendment
to “Condition l” for the entire project is requested. The proposed amendment to Condition “l.” is as
follows:

Existing Condition Language:
l. Grading shall comply with all applicable provisions of Article 438, of the Washoe County
Development Code. Specifically, no slopes shall be greater than 10 feet in elevation. Retaining
walls are required. All retaining walls shall be stained with a permanent desert varnish product to
mimic the color of the surrounding undisturbed hillside.

Proposed Condition Language (changes proposed in red and underlined):
l. Grading shall comply with all applicable provisions of Article 438, of the Washoe County
Development Code, unless it is determined by staff that certain requirements are not applicable,
specifically in areas of water retention or detention basins. Specifically, no slopes shall be greater
than 10 feet in elevation. Retaining walls are required. All retaining walls shall be stained with a
permanent desert varnish product to mimic the color of the surrounding undisturbed hillside.

Though the condition necessitated additional retaining walls that were not initially included in the
Tentative Map, overall, less retention walls are needed for the final design. The proposed final design
contains less units than approved for the Tentative Map. With this, many of the required retaining walls
included in the Tentative Map are no longer necessary due to the need for less grading. Though additional
walls are needed in specific areas to meet Article 438, overall, the proposed final design yields 41 less lots,
and ±11,994 linear feet less of retention wall. Overall, the proposed Final Map will still be in substantial
conformance with the approved Tentative Map.
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Figure 2: Tentative Map Retaining Walls Comparison (full size provided with application materials)
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Figure 3: Proposed Final Map Retaining Walls Comparison (full size provided with application materials)
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ANALYSIS OF IMPACTS AND FINDINGS

With the requested amendment to “Condition l,” it is not anticipated that any impacts to public health,
safety, or welfare would result from the granting of this request, because, when necessary, grading will
comply with the applicable provisions of Article 438 of the Washoe County Development Code.
Additionally, it is anticipated that the requested amendment will not impact the determination of findings
that were made with the original Tentative Map approval, because the proposed Final Map will still be in
substantial conformance with the approved Tentative Map.



December 2018

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

Project Information Staff Assigned Case No.: 

Project Name:

Project 
Description:

Project Address:

Project Area (acres or square feet):

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

Assessor’s Parcel No.(s): Parcel Acreage: 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: Name:

Address: Address:

Zip: Zip:

Phone: Fax: Phone: Fax:

Email: Email:

Cell: Other: Cell: Other:

Contact Person: Contact Person:

Applicant/Developer: Other Persons to be Contacted:

Name: Name:

Address: Address:

Zip: Zip:

Phone: Fax: Phone: Fax:

Email: Email:

Cell: Other: Cell: Other:

Contact Person: Contact Person:

For Office Use Only

Date Received: Initial: Planning Area:

County Commission District: Master Plan Designation(s):

CAB(s): Regulatory Zoning(s):
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Washoe County Planning and Building December 2018
AMENDMENT OF CONDITIONS APPLICATION SUPPLEMENTAL INFORMATION

Amendment of Conditions Application
Supplemental Information

(All required Information may be separately attached)

Required Information

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

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

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

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

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

5













































STREET A

STREET B (PUBLIC)

STREET C (PUBLIC
)

STREET D (PUBLIC)

STREET E (PUBLIC
)

PALACE DRIVE (PUBLIC)

KESS WAY (PUBLIC)

PATRICIAN DRIVE (PUBLIC)

KESS WAY (PUBLIC)

ESTATES ROAD (EX. DIRT PUB.)

DEODAR W
AY (EX. DIRT PUB.)

LEMMON DRIVE

(EXIST PUBLIC)

KESS WAY ( EX. PUBLIC)

PARTRICIAN DRIVE ( EX. PUBLIC)

PALACE DRIVE (EX. PUBLIC)

N
ICIA STREET

(EX. PUBLIC)

WIGGINS
COURT

(EX.  PUB.)

WERTH
CIRCLE

(EX.  PUB.)

PALA
CE DRIVE (E

X. P
UBLIC

)

FREMONT W
AY (EX. PUBLIC)

PALACE DRIVE (EX. PUBLIC)

PAGODA W
AY (EX. PUBLIC)

GREM
LIN

 W
AY (EX. PU

BLIC)

PALACE
COURT

(EX.  PUB.)

KESS
COURT

(EX.  PUB.)

TMWA
080-730-08

43560 SF
N.A.P.

LARSON
080-730-36

40.00 AC
NOT A PART

LARSON
080-730-35

26.89 AC

ANDREWS
080-730-37

40.00 AC
NOT A PART

JDS LLC
080-730-21

43.21 AC

JONES
080-730-22

40.49 AC
NOT A PART

NIMSIC
080-730-28

41.42 AC
NOT A PART

NORTH VALLEYS INVESTMENT GRP.
080-730-17

41.78 AC
NOT A PART

NORTH VALLEYS
INVESTMENT GRP.

080-730-16
40.29 AC

NOT A PART

JDS LLC
080-635-02 & 080-635-01

1.89 AC & 13.59 AC

LARSON
552-210-07

43.05 AC

USA
552-030-01
620.16 AC

NOT A PART

CUNNINGHAM
552-210-08

42.07 AC
NOT A PART

NELSON
080-730-29

46.39 AC
NOT A PART

KESS WAY (PUBLIC)
KESS WAY ( EX. PUBLIC)

SITE PLAN: SHEET 03
GRADING PLAN: SHEET 08
UTILITY PLAN: SHEET 14

SITE PLAN: SHEET 04
GRADING PLAN: SHEET 09
UTILITY PLAN: SHEET 15

SITE PLAN: SHEET 05
GRADING PLAN: SHEET 10
UTILITY PLAN: SHEET 16

SITE PLAN: SHEET 06
GRADING PLAN: SHEET 11
UTILITY PLAN: SHEET 17

SITE PLAN: SHEET 07
GRADING PLAN: SHEET 12
UTILITY PLAN: SHEET 18

SITE PLAN: SHEET 05
GRADING PLAN: SHEET 10
UTILITY PLAN: SHEET 16

KESS WAY (PUBLIC)

PREET
552-210-06

40.87± AC - ORIGINAL
40.63± - ADJUSTED

NOT A PART

PFEIFER
552-210-09

43.46 AC
NOT A PART

SITE PLAN:
GRADING PLAN:
UTILITY PLAN: 

SITE PLAN: SHEET 07
GRADING PLAN: SHEET 12
UTILITY PLAN: SHEET 18 PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

OF

SHEET

PROJ. ASSOC.:

D
A

TE
R

E
V

IS
IO

N
S

D
R

A
W

N
 B

Y
C

H
E

C
K

 B
Y

TM

LE
M

M
O

N
 V

A
LL

E
Y

 H
E

IG
H

TS

W
A

S
H

O
E

 C
O

U
N

TY
, N

E
V

A
D

A

M
A

S
TE

R
 S

IT
E

 P
LA

N
 A

N
D

 S
H

E
E

T 
IN

D
E

X

02 19

RE
FE

RE
N

CE
 A

BO
VE

 L
EF

T

RE
FE

RE
N

CE
 B

EL
O

W



PALACE DRIVE (PUBLIC)

KESS WAY (PUBLIC)

PATRICIAN DRIVE (PUBLIC)

KESS WAY (PUBLIC) KESS WAY ( EX. PUBLIC)

PARTRICIAN DRIVE ( EX. PUBLIC)

PALACE DRIVE (EX. PUBLIC)

N
ICIA STREET (EX. PUBLIC)

WIGGINS
COURT

(EX.  PUB.)

WERTH
CIRCLE

(EX.  PUB.)

KESS
COURT

(EX.  PUB.)

STREET A

STREET B (PUBLIC)

STREET C (PUBLIC
)

STREET D (PUBLIC)

STREET E (PUBLIC
)

ESTATES ROAD (EX. DIRT PUB.)

DEODAR W
AY (EX. DIRT PUB.)

LEMMON DRIVE

(EXIST PUBLIC)

PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

OF

SHEET

PROJ. ASSOC.:

D
A

TE
R

E
V

IS
IO

N
S

D
R

A
W

N
 B

Y
C

H
E

C
K

 B
Y

TM

LE
M

M
O

N
 H

E
IG

H
TS

 T
E

N
TA

TI
V

E
 M

A
P

W
A

S
H

O
E

 C
O

U
N

TY
, N

E
V

A
D

A

C
O

N
D

TI
O

N
S

 A
M

M
E

N
D

M
E

N
T 

E
X

H
IB

IT

2 2

M
ar

ch
 2

2,
 2

02
2 

- 1
4:

46
   

 D
w

g 
N

am
e:

 \\
m

cl
-r

e-
na

s\
Pr

oj
ec

ts
-R

E\
Kd

hw
cn

v0
1\

dw
g\

En
g\

Fi
na

l D
ra

w
in

gs
\E

xh
ib

its
 E

ng
\F

IN
AL

 O
VE

RA
LL

 W
AL

L 
PL

AN
.d

w
g 

 U
pd

at
ed

 B
y:

 d
ki

tc
he

n

LEGEND

AREA
SUBJECT

TO
FINAL
DESIGN
CHANGES



PALACE DRIVE (PUBLIC)

KESS WAY (PUBLIC)

PATRICIAN DRIVE (PUBLIC)

KESS WAY (PUBLIC) KESS WAY ( EX. PUBLIC)

PARTRICIAN DRIVE ( EX. PUBLIC)

PALACE DRIVE (EX. PUBLIC)

N
ICIA STREET (EX. PUBLIC)

WIGGINS
COURT

(EX.  PUB.)

WERTH
CIRCLE

(EX.  PUB.)

PAGODA W
AY (EX. PUBLIC)KESS

COURT
(EX.  PUB.)

STREET A

STREET B (PUBLIC)

STREET C (PUBLIC
)

STREET D (PUBLIC)

STREET E (PUBLIC
)

ESTATES ROAD (EX. DIRT PUB.)

DEODAR W
AY (EX. DIRT PUB.)

LEMMON DRIVE

(EXIST PUBLIC)

PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

OF

SHEET

PROJ. ASSOC.:

D
A

TE
R

E
V

IS
IO

N
S

D
R

A
W

N
 B

Y
C

H
E

C
K

 B
Y

TM

LE
M

M
O

N
 H

E
IG

H
TS

 T
E

N
TA

TI
V

E
 M

A
P

W
A

S
H

O
E

 C
O

U
N

TY
, N

E
V

A
D

A

C
O

N
D

IT
IO

N
S

 A
M

M
E

N
D

M
E

N
T 

E
X

H
IB

IT

1 2

M
ar

ch
 2

2,
 2

02
2 

- 1
4:

09
   

 D
w

g 
N

am
e:

 \\
m

cl
-r

e-
na

s\
Pr

oj
ec

ts
-R

E\
Kd

hw
cn

v0
1\

dw
g\

En
g\

Fi
na

l D
ra

w
in

gs
\E

xh
ib

its
 E

ng
\T

EN
TA

TI
VE

 O
VE

RA
LL

 W
AL

L 
PL

AN
.d

w
g 

 U
pd

at
ed

 B
y:

 d
ki

tc
he

n

LEGEND


	6. Site Plan (from WTM18-001 tentative map plan set).pdf
	Sheets and Views
	02 MASTER SITE PLAN AND SHEET INDEX


	7. Application Map (FINAL OVERALL WALL PLAN).pdf
	Sheets and Views
	Layout1


	7. Application Map (TENTATIVE OVERALL WALL PLAN).pdf
	Sheets and Views
	Layout1



